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Mayor Philip Levine
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Commissioner Micky Steinberg
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City Manager Jimmy L. Morales

City Attorney Raul J. Aguila
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Visit us at www.miamibeachfl.gov for agendas and video "streaming” of City Commission Meetings.

ATTENTION ALL LOBBYISTS

Chapter 2, Article VII, Division 3 of the City Code of Miami Beach entitled "Lobbyists” requires the
registration of all lobbyists with the City Clerk prior to engaging in any lobbying activity with the City
Commission, any City Board or Committee, or any personnel as defined in the subject Code
sections. Copies of the City Code sections on lobbyists laws are available in the City Clerk's office.
Questions regarding the provisions of the Ordinance should be directed to the Office of the City
Attorney.

SUPPLEMENTAL AGENDA

R7 - Resolutions

R7M A Resolution Accepting The Recommendation Of The City Manager Pertaining To The
Ranking Of Proposals Pursuant To Request For Proposals No. 2015-146-YG (The RFP), For
Parking Attendants For City Parking Garages; And Authorizing The Administration To Enter
Into Negotiations With The Top-Ranked Proposer, SP Plus Corporation; Should The
Administration Not Be Successful In Negotiating An Agreement With SP Plus Corporation,
Authorizing The Administration To Issue A New RFP; And Further Authorizing The Mayor And
City Clerk To Execute An Agreement Upon Conclusion Of Successful Negotiations By The
Administration.

(Procurement/Parking)
(Revised Memorandum & Resolution)



Supplemental Agenda, September 2, 2015

R70 A Resolution Approving And Authorizing The Mayor And City Clerk To Execute Change Order No. 5

R7T

To The Design-Build Agreement With Bergeron Land Development, Inc., Dated April 30, 2014 (The
Agreement), Related To The Disposal Of Soils From The West Avenue Neighborhood Project,
Provide Rental Generators To Reduce Flooding And Establish Street Lighting Standards For The
City, Further Increasing The Cost Of The Agreement By $2,000,000.

(Public Works)

(Attachment)

A Resolution Pursuant To Section 82-37(a)(2) Of The City Code, Setting A Public Hearing To
Consider Approving, On Second Reading, The Transfer, Via An Air Rights Easement Agreement, To
Betsy Ross Owner, LLC, The Property Identified In Exhibit “A,” For The Construction Of Bridge Over
The Ocean Court Alley Between The Carlton And The Betsy Hotels; Containing Approximately 181.66
Square Feet In Total Area; Further Waiving, By 5/7™ Vote, The Competitive Bidding Requirements Of
Section 82-39(b) Of The City Code, Finding That The Public Interest Would Be Served By Waiving
Such Condition; Directing The Item Be Sent To The Next Finance And Citywide Projects Committee
Meeting With A Copy Of The Updated Appraisal; And Directing The City’s Planning Department To
Prepare A Planning Analysis Pursuant To Section 82-38 Of The City Code.

(Public Works)

(Attachment)



COMMISSION ITEM SUMMARY

Condensed Title:

A Resolution Of The Mayor And City Commission Of The City Of Miami Beach, Florida, Accepting

The Recommendation Of The City Manager Pertaining To The Ranking of Proposals Pursuant to

Request for Proposals (RFP) No. 2015-146-YG for Parking Attendants for City Parking Garages.
Key Intended Outcome Supported:

Ensure Comprehensive Mobility Addressing All Modes Throughout The City

Supporting Data (Surveys, Environmental Scan, etc: N/A
Item Summary/Recommendation:
The Administration issued RFP 2015-146-YG to seek the proposals from qualified contractors to
provide Parking Attendants for City Parking Garages. The RFP was approved for issuance by the
City Commission on April 15, 2015. The RFP was released on April 21, 2015. A pre-proposal
conference to provide information to the proposers submitting a response was held on April 27,
2015. On July 10, 2015, the City received proposals from: EYSA USA, LLC., LAZ Florida Parking,
LLC., Republic Parking System, Inc., and SP Plus Corporation.

On August 3, 2015, the Evaluation Committee appointed by the City Manager convened to
consider the responsive proposals received. The Committee was instructed to score and rank the
sole proposal received pursuant to the evaluation criteria established in the RFP. The results of the
evaluation committee process were presented to the City Manager for his recommendation to the
City Commission.

The City Manager considered all the submissions and the results of the Evaluation Committee
Process. The City Manager also considered that, subsequent to the Evaluation Committee
process, the proposal received by Republic Parking Systems was deemed to be non-responsive
following a further review of responsiveness by the City Attorney and was disqualified for failure to
meet the minimum requirements.

After reviewing all the submissions and the results of the evaluation process, the City Manager
recommends that the Mayor and City Commission authorize the Administration to enter into
negotiations with SP Plus Corporation; and, further authorize the Mayor and City Clerk to with the
firm upon conclusion of negotiations. The City Manager notes that SP Plus is the City’s current
contractor for parking attendant services. According to staff, SP Plus has performed well over the 4
year term of the current agreement.

The Administration recommends that the Mayor and City Commission approve the resolution
accepting the recommendation of the City Manager pertaining to the ranking of proposals,
pursuant to Request for Proposals No. 2015-146-YG (the RFP), for Parking Attendants for City
Parking Garages.

RECOMMENDATION
Adopt the resolution.
Advisory Board Recommendation:
| |
Financial Information:
Source of Amount Account

Funds: 1 The annual cost associated with the parking attendant
services is subject to the funds availability approved
through the City’'s budgeting process

OBPI Total
Financial Impact Summary:
City Clerk’s Office Legislative Tracking:
[ Alex Denis, Extension 6641 |
Sign-Offs: \

Departmens Director Assfsfant City Manager City Mhnager
WE%L KGB 7 T /¥
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MIAMIBEACH

City of Miami Beach, 1700 Convention Center Drive, Miami Beach, Florida 33139, www.miamibeachfl.gov

COMMISSION MEMORANDUM

TO: Mayor Philip Levine and Members offthe City Com

FROM: Jimmy L. Morales, City Manager
DATE: September 2, 2015

SUBJECT: A RESOLUTION OF THE MAYOR AND CITY COMMISSION OF THE CITY OF
MIAMI BEACH, FLORIDA, ACCEPTING THE RECOMMENDATION OF THE CITY
MANAGER PERTAINING TO THE RANKING OF PROPOSALS PURSUANT TO
REQUEST FOR PROPOSALS NO. 2015-146-YG (THE RFP), FOR PARKING
ATTENDANTS FOR CITY PARKING GARAGES.

ADMINISTRATION RECOMMENDATION
Adopt the Resolution.

KEY INTENDED OUTCOME SUPPORTED
Ensure Comprehensive Mobility Addressing All Modes Throughout The City

FUNDING
The annual cost associated with the parking attendant services is subject to the funds
availability approved through the City’s budgeting process.

BACKGROUND

On May 5, 2011, the Mayor and City Commission awarded RFP 17-10/11 for Parking
Attendants for City Parking Garages to SP Plus Municipal Services, a division of Standard
Parking Corporation. The start date of the initial three (3) year term was August 16, 2011, and
expired August 15, 2014. The first of two one (1) year renewal options with SP Plus Municipal
Services was exercised and commenced on August 16, 2014 and will expire on August 15,
2015.

On July 30, 2014, the Mayor and Commission considered and approved an item referring to
the Finance and Citywide Projects Committee discussion on the management agreement with
SP Plus Municipal Services, a division of Standard Parking Corporation, for parking
attendants. Specifically; the referral requested a decision on: (1) Not exercising the City's
option to renew the agreement; and (2) Extending the Agreement on a month-to-month basis;
and (3) Issuing a new RFP (Request for Proposals) for parking attendants for the City’s
parking garages.

On February 2, 2015, the FCWPC discussed this item (Item No. 3 on the Agenda) and
recommended the issuance of an RFP for Parking Attendants for the City's Parking System.
The pursuit of a formal procurement process for Parking Attendants for the City's Parking
System is anticipated to yield cost savings through a combination of reduced personnel costs
and gated revenue control system technology enhancements, including a central monitoring
station. A central monitoring approach is anticipated to yield a 40% reduction in
cashier/attendant hours which translates to an equivalent cost savings through the attached
RFP. The Administration desires to seek proposals from fully qualified firms interested in
partnering with the City to provide parking attendants for City parking garages.
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Commission Memorandum — RFP 2015-146-YG for Parking Attendants for City Parking Garages
September 2, 2015
Page 2

RFP PROCESS

On April 15, 2015, the City Commission approved to issue the Request for Proposals (RFP)
No. 2015-146-YG Parking Attendants for City Parking Garages. On April 21, 2015, the RFP
was issued. A voluntary pre-proposal conference to provide information to the proposers
submitting a response was held on April 27, 2015. RFP responses were due and received on
July 10, 2015. The City received a total of four (4) proposals.

The City received proposals from the following firms:
EYSA USA, LLC
LAZ Florida Parking, LLC
Republic Parking System, Inc.
SP Plus Corporation

On July 6, 2015, the City Manager via Letter to Commission (LTC) No. 275-2015 appointed an
Evaluation Committee (the “Committee”), consisting of the following individuals:
¢ Monica Beltran, Assistant Director, Parking Department, City of Miami Beach
e Georgie Echert, Assistant Director, Finance Department, City of Miami Beach
o Laura Franco-Rubines, Assistant Internal Auditor, Internal Audit Department,
City of Miami Beach
e Nawaz Gilani, Neighborhood Leadership Academy, Resident
¢ Madeleine Romanello, Transportation, Parking & Bicycle-Pedestrian Facilities
Committee, Resident

Alternates:
e Leif Bertrand, Neighborhood Leadership Academy, Resident
¢ William Hahne, Transportation, Parking & Bicycle-Pedestrian Facilities
Committee, Resident
e Jim Sutter, Internal Auditor, Internal Audit Department, City of Miami Beach;
and

On July 30, 2015, the City Manager via Letter to Commission (LTC) No. 307-2015, revised the
Evaluation Committee (the “Committee”), as follows:

e Monica Beltran, Assistant Director, Parking Department, City of Miami Beach,
was unable to participate as an evaluation committee member and was
therefore removed.

e Rocio Alba, Administrative Service Manager, Parking Department, City of Miami
Beach, was added.

The Committee convened on August 3, 2015 to consider proposals received and interview the
proposers. The Committee was provided an overview of the project, information relative to the
City's Cone of Silence Ordinance and the Government Sunshine Law. The Committee also
provided general information on the scope of services, references, and a copy of each
proposal. Additionally, the Committee engaged in a question and answer session after the
presentation of each proposer. The Committee was instructed to score and rank each
proposal pursuant to the evaluation criteria established in the RFP. The evaluation process
resulted in the ranking of proposers as indicated in the table below.
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.- RFP #2016-148-YG Parking -
Attendants for the City’s Parking Laura [ LOowW
Garages s Georgle Franco- Nawaz Madeleine
N . S Rocio Alba Rankin Echert Ranking Rubines Ranking Gilani Ranking | Romanello [ Raniking |- TQTALS Rank
{EYSAUSA LLC 63 4 43 4 bal 4 78 4 63 4 . 20 4
LAZ Florida Parking, LLC 78 3 91 1 87 3 82 3 9N 2 i 12 3
Repubii¢c Parking System, Inc. 83 2 85 3 89 1 92 1 80 3 10 2
SP Plus Corporation 88 1 86 2 88 2 88 2 96 11 8 1
COST
Maximum
Management | Allowable
Proposer Fee Points | Total Points Awarded®
|EYSA USA, LLC $ 890,022.48 10 3
LAZ Florida Parking, LLC $2,699,532.00 10 1
Republic Parking System, Inc. $ 288,627.96 10 10
SP Plus Corporation $ 44727600 10 6

MANAGER’S DUE DILIGENCE & RECOMMENDATION
The City Manager considered all the submissions and the results of the Evaluation Committee
Process. The City Manager also considered that, subsequent to the Evaluation Committee
process, the proposal received by Republic Parking Systems was deemed to be non-
responsive following a further review of responsiveness by the City Attorney and was
disqualified for failure to meet the minimum requirements. With Republic disqualified from the
process, the Evaluation Committee’s scoring results in revised rankings as follows:

- RFP22015146-YG Parking |

ndants for the City's Perking Laura
-Garages it Georgie Franco- Madeleine
S NSNS Rocio Alba Ranking Echert Ranking Rubines Ranking _|Nawaz Gilani| Ranking | Romanello Rank
EYSA USA, LLC 63 3 43 3 7 3 78 3 63 3
LAZ Florida Parking, LLC 78 2 91 1 87 2 62 2 91 2
SP Plus Corporation 88 1 88 2 88 1 88 1 96 1

The RFP outlined a cost-plus model for Parking Attendant Services. The City dictates
scheduling of hours and deployment of attendants for city parking facilities and as a result
manages related expenses. Payment for services rendered is composed of Reimbursable
Expenses, including direct labor cost which is set by the Living Wage Ordinance, and a
Management Fee.

Reimbursable Expenses:

The Contractor submits a proposed Reimbursable Expense Budget to the City 30 days prior to
the commencement of each contract year and both agree on a budget for reimbursable
expenses. On a monthly basis, the Contractor submits a monthly expense report, certified by
an officer of the Contractor and in the format specified by the City. This report serves as a
summary of the monthly reimbursable expenses, and as a monthly invoice. Only expenses for
which proof of payment is provided are reimbursed.

The following services are required and will be included as Reimbursable Expenses:

e Project Manager Annual Salary - Proposer shall provide a full-time on-site Project
Manager with experience handling the type of services requested by the City, who
will have full authority to act on behalf of the firm. The Project Manager shall be
scheduled at the sole and absolute discretion of the City and shall be available to
respond to requests from the City, on an as needed basis, 24 hours a day/seven
days a week. Project Manager’s salary shall be approved by the City and should be
within the range of $55,000 to $65,000.
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e Employer responsibility portion of Social Security and Medicare taxes paid by the
contractor from wages paid to the Project Manager, Attendants | and Attendants I
assigned and working at the City under this contract. These must be itemized by
employee.

e Any training the City deems relevant and appropriate in its sole discretion.

e Motorist Assistance Program (MAP) which includes but is not limited to flat tire
assistance/repair, lock-out; fuel; battery jump start, and/or towing of the vehicle to a
service facility.

e Cardio Pulmonary Resuscitation (CPR) Certification for all contract personnel.

e Mystery Shopper Reporting - An independent third party to perform a minimum of ten
(10) "Shopper" reports per month, system-wide. Shopper reports must specify that
these are actual customers and must be documented visits to one of the facilities
where labor is provided. Telephone calls for information or visits/interaction with city
staff is not permitted.

¢ Other expenses requested by the City for items not included in the management fee,
including (but not limited to): uniforms; tools, equipment, and dedicated vehicle; gas
and maintenance for dedicated vehicle; signs.

SP Plus proposed an annual Management Fee of $447,276 or $37,273, monthly. The
following expenses are included in the Management Fee:

Profit and overhead costs; employee burdens* other than those specifically included under
reimbursable expenses; general and administrative expenses; office rent and utilities;
telephone and internet services; employee training, including, but not limited to, customer
service, and/or any other training, as required for employees to perform the duties and
responsibilities of their corresponding employment positions; office supplies; general and
administrative costs including, but not limited to, salaries, benefits, bonuses for office
personnel and management; depreciation on equipment; licenses and permits; advertising;
taxes, except the employer payroll responsibility for Social Security and Medicaid Taxes;
insurances including, but not limited to, workmen's compensation, vehicle insurance, liability
insurance, unemployment/re-employment, health and life insurance; charitable and other
contributions; travel, meals and entertainment; public relations, gifts, dues and memberships;
any penalties, assessments or fines issued by any regulatory agency, court, or governmental
entity including the City; employee social functions; employee severance pay; fringe benefits
not earned or accrued during the time of this agreement or while employee has worked for the
operator in other facilities other than City facilities; chargebacks resuiting from the failure to
apply controls as described in the parking procedures manual; and any other cost not included
in the approved reimbursable list.

* Employee Burden is defined as the actual or accrued cost by an organization to have an
employee, aside from the salary the employee eams. Labor burden costs include benefits that a
company must, or chooses to, pay for employees included on their payroll. These costs include,
but are not limited to, payroll taxes, pension costs and/or contributions, health insurance, eye and
dental insurance, accrued leave, allocations of general liability and workers compensation risks
and actual premiums, and any other benefits and/or costs, whether mandated or voluntary, that
the company incurs for having employees whether by the individual or by the aggregate employee
base.

After reviewing all the submissions and the results of the evaluation process, the City Manager

recommends that the Mayor and City Commission authorize the Administration to enter into
negotiations with SP Plus Corporation. In making this recommendation, the City Manager has
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also considered Section 2-369, of the Code of the City of Miami Beach, which states that, in
the award of contracts, the following shall be considered:

(1) The ability, capacity and skill of the bidder to perform the contract.

(2) Whether the bidder can perform the contract within the time specified, without delay or
interference.

(3) The character, integrity, reputation, judgment, experience and efficiency of the bidder.

(4) The quality of performance of previous contracts.

(5) The previous and existing compliance by the bidder with laws and ordinances relating
to the contract.

The City Manager notes that SP Plus is the City’s current contractor for parking attendant
services. According to staff, SP Plus has performed well over the 4 year term of the current
agreement.

CONCLUSION

The Administration recommends that the Mayor and City Commission approve the resolution
accepting the recommendation of the City Manager pertaining to the ranking of proposals,
pursuant to Request for Proposals No. 2015-146-YG (the RFP), for Parking Attendants for City
Parking Ga%s.

JLM/MT/KGB'/SF/AD/YG
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RESOLUTION NO.

A RESOLUTION OF THE MAYOR AND CITY COMMISSION OF THE CITY OF
MIAMI BEACH, FLORIDA, ACCEPTING THE RECOMMENDATION OF THE
CITY MANAGER PERTAINING TO THE RANKING OF PROPOSALS
PURSUANT TO REQUEST FOR PROPOSALS NO. 2015-146-YG (THE RFP),
FOR PARKING ATTENDANTS FOR CITY PARKING GARAGES; AND
AUTHORIZING THE ADMINISTRATION TO ENTER INTO NEGOTIATIONS
WITH THE TOP-RANKED PROPOSER, SP PLUS CORPORATION; SHOULD
THE ADMINISTRATION NOT BE SUCCESSFUL IN NEGOTIATING AN
AGREEMENT WITH SP PLUS CORPORATION, AUTHORIZING THE
ADMINISTRATION TO ISSUE A NEW RFP; AND FURTHER AUTHORIZING
THE MAYOR AND CITY CLERK TO EXECUTE AN AGREEMENT UPON
CONCLUSION OF SUCCESSFUL NEGOTIATIONS BY THE
ADMINISTRATION.

WHEREAS, Request for Proposals No. 2015-146-YG was issued on April 21, 2015 with
an opening date of July 10, 2015 (the RFP); and

WHEREAS, a pre-proposal conference was held on April 27, 2015; and

WHEREAS, the City received four (4) proposals from EYSA USA, LLC., LAZ Florida
Parking, LLC., Republic Parking System, Inc., and SP Plus Corporation; and

WHEREAS, on August 3, 2015 an Evaluation Committee appointed by the City Manager
convened to consider all proposals; and

WHEREAS, the Committee was provided an overview of the project, information relative
to the City’s Cone of Silence Ordinance and the Government Sunshine Law; general information
on the scope of services, references, and a copy of the proposal; and engaged in a question
and answer session after the presentation of each proposer; and

WHEREAS, the Committee was instructed to score and rank the proposals pursuant to
the evaluation criteria established in the RFP; and

WHEREAS, the Committee’s ranking was as follows: SP Plus Corporation, top-ranked;
Republic Parking System, Inc., second highest ranked firm; LAZ Florida Parking, LLC, third
highest ranked; and EYSA USA, LLC, fourth highest ranked; and

WHEREAS, Republic Parking System, Inc., was deemed non-responsive to the RFP’s
Minimum Requirements; and

WHEREAS, after reviewing all the submissions and the Evaluation Committee’s
rankings, the City Manager exercised his due diligence and is recommending that the
Administration be authorized to enter into negotiations with SP Plus Corporation.

NOW, THEREFORE, BE IT DULY RESOLVED BY THE MAYOR AND CITY
COMMISSION OF THE CITY OF MIAM!I BEACH, FLORIDA, that the Mayor and City
Commission hereby accept the recommendation of the City Manager pertaining to the ranking
of proposals pursuant to Request for Proposals No. 2015-146-YG (the RFP), for Parking



Attendants for City Parking Garages; and authorize the Administration to enter into negotiations
with the top-ranked proposer, SP Plus Corporation; should the Administration not be successful
in negotiating an agreement with SP Plus Corporation, authorize the Administration to issue a
new RFP; and further authorize the Mayor and City Clerk to execute an agreement upon
conclusion of successful negotiations by the Administration.

PASSED AND ADOPTED this day of 2015.
ATTEST:
Rafael E. Granado, City Clerk Philip Levine, Mayor

TAGENDAV2015\SeptembenPROCUREMENT\RFP 2015-146-YG Parking Attendants - Resolution.doc
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Attachment

Agenda ltem R70

Estimated Contaminated Cost

Contamination Summary

Cost for Contamination Testing on 17th, 14th, 10th and 6th
Estimated Cost for Haul on 17th & West Ave (Lincoln to 17th)
Estimated Cost for Haul on 14th

Estimated Cost for Haul on 10th

Estimated Cost for Haul on 6th & West Ave (5th to 8th)

Estimated Total

11

$22,930.00
$585,060.00
$346,292.07
$94,401.83
$495,535.67

$1,544,219.57

Agenda item R1 O

Date _9-2-1S



6th Street

Estimated Muck Layer from Geo Reports approximately 8'

Structure & Pipe Runs Estimated Area| Estimated Estimated Estimated Estimated Muck | Estimated Muck Estimated Muck
(SF) Depth {FT) | Excavation (CF) | Excavation {CY) (CF) {CY) Layer Thickness {ft)

$1-100 100 12 1200 44.4444444 800 29.6296296 8
$1-110 100 12,51 1251 46.33333329 800 29.6296296 8
S1-120 100 11.79 1179 43.66666662 800 29.6296296 8
$1-130 100 11.15 1115 41.29629626 800 29.6296296 8
$1-131 36 5 180 6.66666666 288 10.66666666 8
$1-132 36 S 180 6.66666666 288 10.66666666 8
$1-133 36 S 180 6.66666666 288 10.66666666 8
$1-134 36 5 180 6.66666666 288 10.66666666 8
$1-135 36 5 180 6.66666666 288 10.66666666 8
$1-140 100 12,56 1256 46.51851847 800 29.6296296 8
$1-141 100 12 1200 44.4444444 800 29.6296296 8
51-150 100 13.31 1331 49.29629625 800 29.6296296 8
$1-151 100 10 1000 37.037037 800 29.6296296 8
$1-160 100 11.74 1174 43.48148144 800 29.6296296 8
S1-161 100 10 1000 37.037037 800 29.6296296 8
§1-170 100 12 1200 44.4444444 800 29.6296296 8
51-171 100 10 1000 37.037037 800 29.6296296 8
$1-180 100 10 1000 37.037037 800 29.6296296 8
$1-182 100 12 1200 44.4444444 800 29.6296296 8

S6-1 195 9.4 1833 67.88888882 1560 57.77777772 8

S6-2 121 13 1573 58.2592592 968 35.85185182 8

$6-3 168 14 2352 87.11111102 1344 49.77777773 8

S6-4 100 10 1000 37.037037 800 29.6296296 8

56-5 100 20 2000 74.074074 800 29.6296296 8

$6-6 143 12 1716 63.55555549 1144 42.37037033 8

S6-7 143 13.2 1887.6 69.91111104 1144 42.37037033 8

$6-8 375 19.8 7425 274.9999997 3000 111111111 8

$6-10 351 14.6 5124.6 189.7999998 2808 103.9999999 8

$6-11 100 186 1860 68.88888882 800 29.6296296 8

48" 51-100 to S1-110 708 10 7080 262.222222 5664 209.7777776 8
48" $1-110 t0 51-120 702 10 7020 259.9999997 5616 207.9999998 8
48" S1-120 to $1-130 1356 9 12204 451.9999995 10848 401.7777774 8
12" 51-130 to S1-131 105 6 630 23.33333331 840 31.11111108 8
12" 51-131 to $1-132 110 6 660 24.44444442 880 32.59259256 8
12" 51-132 to $1-133 110 6 660 24.44444442 880 32.59259256 8
12" 51-133 to 51-134 110 6 660 24.44444442 880 32.59259256 8
12" 51-134 to S1-135 110 6 660 2444444442 880 32.59259256 8
48" $1-140 to $1-142 360 10 3600 133.3333332 2880 106.6666666 8
48" 51-142 to S1-150 1308 10 13080 484.444444 10464 387.5555552 8
48" S1-150 to S1-160 924 10 9240 342.2222219 7392 273.7777775 8
48" $1-160 to 51-170 1968 10 19680 728.8888882 15744 583.1111105 8
12" 5$1-130 to S1-131 140 8 1120 41.48148144 1120 41.48148144 8
24" 51-140 to 51-141 164 8 1312 48.59259254 1312 48.59259254 8
24" S1-150 to S1-151 156 8 1248 46.22222218 1248 46.22222218 8
24" $1-160 to S1-161 232 8 1856 68.74074067 1856 68.74074067 8
24" 51-170 to S1-171 192 8 1536 56.88888883 1536 56.88888883 8

4667.525921 3594.370367

PER DERM WE NEED 7 Samples (see table below)

2
200 10 <1,000 280 10 <1,400 3
1,000 to <2.000 1.400 {6 <2.800 5 5
~Each addtond 1 000 va T Tach addtonal 1,900 Tors 3 ]
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10th Street

Estimated Muck Layer from Geo Reports approximately 8'

Structure & Pipe Runs Estimated Estimated Estimated Estimated Estimated Muck | Estimated Muck Estimated Muck

Area (SF) Depth (FT) | Excavation {CF) | Excavation (CY) (CF) {CY) Layer Thickness {ft)
54-401 100 14 1400 51.8518518 800 29.6296296 8
$4-402 100 14 1400 51.8518518 800 29.6296296 8
$4-402A 100 8 800 29.6296296 800 29.6296296 8
$4-403 100 8 800 29.6296296 800 29.6296296 8
$4-404 100 12 1200 44.4444444 800 29.6296296 8
$4-405 100 12 1200 44.4444444 800 29.6296296 8
$4-406 100 6 600 22.2222222 800 29.6296296 8
$4-413 100 6 600 22.2222222 800 29.6296296 8
$4-420 100 9 900 33.3333333 800 29.6296296 8
$4-420A 100 9 900 33.3333333 800 29.6296296 8
$4-421 100 7 700 25.9259259 800 29.6296296 8
$4-422 100 6 600 22.2222222 800 29.6296296 8
$4-423 100 8 800 29.6296296 800 29.6296296 8
24" RCP 54-401 to S4-402 208 12 2496 92.44444435 1664 61.62962957 8
34" x 53" ERCP $4-402 to 54-402A 175 7 1225 45.37037033 1400 51.8518518 8
34" x 53" ERCP $4-402A to $4-403 245 7 1715 63.51851846 1960 72.59259252 8
24" RCP S4-404 to $4-405 208 10 2080 77.03703696 1664 61.62962957 8
(2) 24" RCP $4-404 to S4-406 344 6 2064 76.44444437 2752 101.9259258 8
{2) 24" RCP S4-406 to 54-413 240 4 960 35.55555552 1920 71.11111104 8
18" RCP $4-420 to S4-421 160 7 1120 4148148144 1280 47.40740736 8
18" RCP 54-420A to S4-422 64 7 448 16.59259258 512 18.96296294 8

889.1851843

872.2962954
PER DERM WE NEED 3 Samples (see table below)

"
200 to «1,000 280 10 <1.400 3
1.000 1o <2.000 1,400 to <2.800 5 5
1

—E50h 830%ona] 1,300 o
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14th Street

Estimated Muck Layer from Geo Reports approximately 8'

Structure & Pipe Runs Estimated Area| Estimated Estimated Estimated Estimated Muck | Estimated Muck Estimated Muck

(SF) Depth (FT) | Excavation (CF) | Excavation (CY) (CF) {CY) Layer Thickness (ft)
$2-200 100 12 1200 44.4444444 800 29.6296296 8
S2-210 100 12 1200 44.4444444 800 29.6296296 8
52-211 100 8 800 29.6296296 800 29.6296296 8
$2-220 100 10 1000 37.037037 800 29.6296296 8
S2-221 100 8 800 29.6296296 800 29.6296296 8
§2-222 100 6 600 22.2222222 800 29.6296296 8
$2-223 100 5 500 18.5185185 800 29.6296296 8
$2-225 100 9.5 950 35.18518515 800 29.6296296 8
52-230 100 13 1300 48.1481481 800 29.6296296 8
§2-231 100 13 1300 48.1481481 800 29.6296296 8
S2-232 100 13 1300 48.1481481 800 29.6296296 8
$2-241 100 6 600 22.2222222 800 29.6296296 8
$2-250 100 13 1300 48.1481481 800 29.6296296 8
$2-252 100 8 800 29.6296296 800 29.6296296 8
$2-260 100 9 900 33.3333333 800 29.6296296 8
$2-261 100 7 700 25.9259259 800 29.6296296 8
52-262 100 6 600 22.2222222 800 29.6296296 8
§2-265 100 11 1100 40.7407407 800 29.6296296 8
52-266 100 11 1100 40.7407407 800 29.6296296 8
48" $2-200 to Existing PS MH 114 8 912 3377777774 912 33,77777774 8
60" S2-200 to $2-210 294 12 3528 130.6666665 2352 87.11111102 8
24" RCP $2-210t0 $2-211 60 7 420 15.55555554 480 17.77777776 8
60" RCP $2-210 t0 S2-220 2624 10 26240 971.8518509 20992 777.4814807 8
24" RCP §2-220 to S2-221 64 6 384 14,22222221 512 18.96296294 8
14"x23" ERCP 52-220 t0 52-222 104 6 624 23.11111109 832 30.81481478 8
60" RCP 52-220 to 52-225 584 9 5256 194.6666665 4672 173.0370369 8
60" RCP $2-225 to 52-230 264 9 2376 87.99999991 2112 78.22222214 8
24"x38" ERCP $2-230 10 $2-231 250 8 2000 74.074074 2000 74.074074 8
18" RCP 52-230 to 52-241 212 6 1272 47.11111106 1696 62.81481475 8
48" RCP $2-231 to 52-232 288 12 3456 127.9999999 2304 85.33333325 8
29"x45" ERCP S2-232 t0 $2-250 306 9 2754 101.9999999 2448 90.66666658 8
48" RCP S2-230 to 52-250 51 14 714 26.44444442 408 15.1111111 8
48" RCP $2-250 to $2-260 288 10 2880 106.6666666 2304 85.33333325 8
14"x23" ERCP $2-260 t0 52-262 116 4 464 17.18518517 928 34.37037034 8
38"x60" ERCP S2-250 to $2-252 322 8 2576 95.40740731 2576 95.40740731 8
24" RCP $2-260 to S2-261 80 7 560 20.74074072 640 23.70370368 8
48" RCP S2-260 to S2-265 618 9 5562 205.9999998 4944 183.1111109 8
48" RCP 52-265 to S2-266 300 12 3600 133.3333332 2400 88.8888888 8
48" RCP 52-266 to $2-270 444 10 4440 164.4444443 3552 131.5555554 8

3261.777775

T 2750518516
PER DERM WE NEED 6 Samples (see table below)

200 10 <1.000 280 10 <1,400
1,000 to <2.000 1,400 to <2 800 5 5
- Eaen Adamonar T 000 YW1 tach addtionar 1400 1ohs 1 1
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Sarmiento, Fiorella

From: Mowry, Bruce

Sent: Tuesday, September 01, 2015 1:37 PM
To: Sarmiento, Fiorella; Fink, Jay

Subject: FW: Temporary Pumps

This is the one we are looking for that gives new pump pricing.

MIAMIBEADH

Bruce A. Mowry, Ph.D., P.E.

City Engineer

1700 Convention Center Drive, Miami Beach, FL 33139

Tel: 305-673-7080 ext. 6565 / Cell: 786-759-8941
BruceMowry@MiamiBeachFL .gov

We are committed to providing excellent public service and safety to all who live, work and play in our vibrant, tropical, historic communit

From: Chad Widup [mailto:cwidup@bergeroninc.com]
Sent: Tuesday, October 07, 2014 2:46 PM

To: Mowry, Bruce

Cc: Brian Landis; Nikki Melton

Subject: Temporary Pumps

Bruce
Here is the revised pricing that we discussed yesterday:

Monthly rental on pump $7500 * 10%(markup) = $8,250/pump/month
Fuel delivered $4.5/gal *12gal/hr.*10%(markup)=$59.40/hr. that any of the pumps run
5™ setup/mobe/demobe

Mobe/demobe:$250/each + markup

Labor/equipment/materials: $3,625.15 + markup

10" setup/mobe/demobe
Mobe/demobe:$250/each + markup
Labor/equipment/materials: $4,000.20 + markup

17" setup/mobe/demobe
Mobe/demobe:$250/each + markup
Labor/equipment/materials:$5,855.20 + markup

Summary

Pumps $8,250/pump/month
Fuel run cost: $59.40/hr./pump
5" Setup: $4,537.67

10" setup: $4,950.23

17" setup: $6,990.73

We will provide meter readings on all the pumps.
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Thanks

Chad Widup, PE

Operations Director

Bergeron Land Development Inc
19612 SW 69" Place

Ft. Lauderdale, Fl 33332

(Office) 954-680-6100

(Cell) 954-214-1391

E-Mail — cwidup@bergeroninc.com

{“‘ {;g g Ty gt e e ;» . {1{
L 2 Sh0
§ Ao ; SRV

LAND DEVELOPMENT

[®

http://www.bergeronlanddev.com
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MIAMIDADE

Memorandum =mm

Date: November 7, 2004
To: Jose Gonzales, P.E. Chief

Poliution Control Division
To: Section Chiefs

Pollution Control Division
To: PRS Staff
From: Wilbur Mayorga, P.E., Chief

Pollution Remediation Sectiog——
Subject: Natural Background Soil Concentrations for the Barrier Islands of Miami-Dade County

The table below provides the naturally occurring background concentrations of thirteen
inorganic chemicals in soils from the barrier islands of Miami-Dade County. The information
was developed through statistical analysis of laboratory results from surficial soil samples
obtained at 27 locations along Miami Beach and the Spoil Islands (see attached Map). Where
feasible, samples were obtained from the 0-1 foot interval and the 1-2 feet interval at each
location. The listed concentrations represent the Minimum Variance Unbiased Estimate
(MVUE) of the mean for each chemical. If no statistically significant difference (p>0.05) was
determined between the two intervals, the datasets were combined and a single MVUE is

reported. However, for populations indicating a significant difference with depth, the MVUE for
each interval is presented.

Natural Background Soil Concentrations for the Barrier Islands of Miami-Dade County

Chemicai Natural Background Concentration (mgl/kg)
Name
0-2 ftinterval S
Arsenic 5.2
Aluminum 798.7
Cadmium 0.3
lron 2050.7
Selenium** <0.5
Zinc 13.1
Silver* 0.4
0-1 ft interval 1-2 Htintarvai

Barium 8.1 5.9
Chromium 7.9 5.7
Copper 5.4" 2.3"
Lead 15.0 5.2
Mercury 0.054 0.026~
Nickel 1.08" 0.66"

“Represents censored data. Datasets censored to fit lognormal distribution
** Data for selenium not analyzed statistically since all results were below the detection limit
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'MIAMI DADE COUNTY
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Waronker & Rosen, Inc.

Real Estate Appraisers and Consultants

Miami-Dade County Office Broward / Palm Beach County Office
5730 SW 74th Street, Suite 200 10191 W. Sample Road, Suite 211-A
South Miami, Florida 33143 Coral Springs, Florida 33065

Lee H. Waronker, MAL, SRA  Phone: (305) 665-8890 / Fax: (305) 665-5188 Josh L. Rosen, MAI
lee@waronkerandrosen.com www.waronkerandrosen.com josh@waronkerandrosen.com

August 31, 2015

Mr. Demar Woodson

Right of Way Manager

City of Miami Beach

Public Works Department
1700 Convention Center Drive
Miami Beach, FL 33139

Re:  Proposed Aerial Easement
Ocean Court, Between 1440 Ocean Drive and 1433 Collins Avenue
Miami Beach, FL 33139
WRI File No. 8215

Dear Mr. Woodson:

We have prepared an appraisal report of the above referenced property for the purpose of
estimating the value to the adjoining owner as of August 19, 2015. The value estimated herein
is not market value, it is the value solely to the adjoining owner. As part of this analysis, an
estimate of the market value of the fee simple interest in the adjoining land was developed.
However, this is not the primary focus of the assignment. The terms market value and fee simple
interest are defined in the pages of this report. This report has been prepared based on the scope
of work which is detailed on a following page. The reader of the appraisal is strongly advised to
read the scope of work so as to understand the scope of this appraisal.

This report is intended for use only by the client and intended users as noted herein. No
additional intended users are identified or intended. Use of this report by others is not intended

by the appraiser. No one else, or any other entities, should rely on this appraisal other than those
noted herein.

Waronker & Rosen, Inc. % Real Estate Appraisers & Consultants 1
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Mr. Demar Woodson
Right of Way Manager
City of Miami Beach
Public Works Department
August 31, 2015

The subject property consists of a proposed aerial easement spanning Ocean Court (a public
alley) between 14th and 15th Streets in the City of Miami Beach, Miami-Dade County, FL. The
proposed easement would span the 20 foot width of Ocean Court, and is intended to enable
construction of a pedestrian bridge connecting the buildings on either side of the easement at the
level of the third floor. The adjoining buildings are under common ownership, with frontage on
Ocean Drive and Collins Avenue. The Ocean Drive property is currently an operating hotel, and
the Collins Avenue property was until recently operating as a separate hotel, but is currently
closed and undergoing a major renovation. The easement and pedestrian bridge are proposed in
order to enable the integration of the two properties into a single hotel operation. The proposal
includes construction of a decorative spherical structure enveloping the pedestrian bridge that has
the appearance of a large rubber ball nestled between the buildings. Based on drawings provided
by the architect for the renovation, the proposed easement would have a length of 27.75 feet
(including the length of the spherical structure from north to south), and a vertical depth of 26.33
feet from the top of the spherical structure to the bottom. The public right-of-way has a width of
20 feet, according to the recorded plat. No survey or legal description of the proposed survey was
provided. Therefore, for purposes of this appraisal, the total floor area of the proposed easement
is considered to be the length of the spherical volume according to the architect’s drawings
multiplied by the width of the alley, or 555 sq. ft., and the volume would be 14,615 cubic feet
based on the vertical depth indicated in the drawings. Zoning on the sites adjoining the easement
on both sides is MXE, Mixed-Use Entertainment District by the city of Miami Beach, FL.

The properties on either side of the proposed easement are owned in fee simple by a single
owner, through different entities. The Ocean Drive property is currently operating as the Betsy
Hotel at 1440 Ocean Drive, a 61-room 3-story full-service hotel built in 1940. The Collins
Avenue property is the Carlton Hotel at 1433 Collins Avenue, which before the renovation was a
67-room 3-story limited-service hotel built in 1937. The owner has owned the Betsy Hotel for
many years, but acquired the Carlton Hotel in October 2013 for $19,000,000 through a court-
ordered sale of the property resulting from the previous owner’s bankruptcy. The owner
subsequently obtained approval from the City of Miami Beach Planning Department for a
renovation of the Collins Avenue building (the Carlton Hotel). These approvals include partial
demolition, renovation and restoration of the existing 3-story structure, construction of a new 1-
story ground level addition on the north side of the property, a new 4-story ground level addition
on the south side of the property and a new 1-story rooftop addition. This renovation/expansion
is now underway. In addition, the owner is proposing to construct a bridge to connect the Carlton
Hotel to the Betsy Hotel over the alley as noted above. Proposed alterations to the Betsy are
limited to the pedestrian bridge and improvements to the alley. For reference, a copy of a March
19, 2014 memo from the City Manager to the Land Use and Development Committee regarding
the proposed renovation and easement is reproduced in the Addenda.

Waronker & Rosen, Inc. ¥ Real Estate Appraisers & Consultants 2
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Mr. Demar Woodson
Right of Way Manager
City of Miami Beach
Public Works Department
August 31, 2015

According to the City of Miami Beach Planning Department, the owner’s proposed renovation
and aerial bridge are intended to enable the consolidation of the two properties into a single
operation, with a single front desk and an Ocean Drive presence. The former lobby of the Carlton
Hotel will be modified (the front desk operation merged with that of the Betsy) and a new
restaurant/café is to be built-out on the ground floor with a Collins Avenue presence and outdoor
seating. As discussed further in the pages of this report, the adjoining owner stands to receive
significant operational and financial benefits from the consolidation of the two hotels, a project
that would not be feasible without the pedestrian bridge connecting the buildings. This valuation
is based on consideration of those benefits.

Valuation Methodology

Valuations of easements typically employ approaches that begin with an estimate of the market
value of the adjoining land. In some cases, discounts are applied to account for the loss of utility
due to the fact that construction would not be allowed on the easement as it would be on the
adjoining sites. In others, a fee is estimated for a temporary construction easement based on a
reasonable rental rate for exclusive use of the land during construction. However, the concept of
market value (on which land value estimates would typically be based) is predicated on a
competitive open market, and presumes that buyer and seller are both typically motivated (i.e.,
that neither has an unusual motivation or incentive to buy or sell). The analysis indicates that the
proposed easement would provide unique benefits to the owner of the adjoining properties,
making it valuable to them to an extent that far exceeds the value of the adjoining land to any
other party.

For these reasons, the City of Miami Beach has requested a valuation that considers the value of
the easement to the adjoining owner. The City is under no requirement to grant easements of this
type, and City officials have considered the high cost that would likely be incurred if at some
future date it became necessary to re-acquire these easements from the adjoining owners,
especially in light of the fact that historically, valuation of easements for public acquisition has
been based on the loss in value to the burdened property.

The financial benefits derived from the consolidation of the hotels that the easement would
enable are very difficult to quantify without detailed financial information on the current
operating performance of the Besty Hotel, the historical operating performance of the Carlton
Hotel, and the renovation project currently underway. However, the analysis will assess in
general terms how the consolidation would enhance the potential operating performance of
hotels on the adjoining sites, and estimate a reasonable range of how much these potential
enhancements would be likely to increase the value of the underlying land, based on analysis of
market conditions in the South Beach hotel and land development markets.

Waronker & Rosen, Inc. ¥ Real Estate Appraisers & Consultants 3
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Mr. Demar Woodson
Right of Way Manager
City of Miami Beach
Public Works Department
August 31, 2015

In order to prepare the analysis, in connection with a previous appraisal, we were supplied with a
set of architectural drawings for the proposed renovation, by Miami-based architectural firm
Shulman & Associates. The drawings are dated December 18, 2013. No survey or legal
description for the easement was provided (though the architect’s drawings do include copies of
surveys of the adjoining sites). For purposes of the analysis, the sizes and specifications of the
proposed easement were taken by the appraisers from the architectural drawings for the proposed
pedestrian bridge. Any deviation from the information supplied and assumptions used herein will
likely result in a change of value.

As a result of our investigation, it is our opinion that the value of the proposed aerial easement zo
the adjoining owner as of August 19, 2015, based on the methodology described herein, is in the
amount of

TWO MILLION ONE HUNDRED THOUSAND DOLLARS
($2,100,000)

The above value estimate does not consider any loss in value to the parent tract (that being
the entire segment of Ocean Court, the public right-of-way over which the proposed
easement is located). This appraisal assumes that the proposed easement is granted and
recorded in the public records as proposed and valued herein, with physical dimensions
and location matching those in the architectural drawings provided.

Very truly yours,

Aoe f Ll

Lee H. Waronker, MAIL, SRA
State-Certified General Real Estate Appraiser
License No. RZ162162

Carlos Diez )
State-Certified General Real Estate Appraiser
License No. RZ3420

C
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Scope of Work

The appraisal problem herein is to estimate the value of a proposed aerial easement over a public
alleyway intended to allow construction of a pedestrian bridge connecting existing hotel
buildings on either side of the easement (which are under common ownership), but not
restricting continued use of the alley as a public right-of-way. The analysis indicates that the
proposed pedestrian bridge would provide unique benefits to the owner of the adjoining
properties, making it valuable to them in ways that it would not be to any other party. For this
reason, the City of Miami Beach has requested a valuation that considers the enhancement in the
value of the underlying land to the adjoining owner.

The proposed easement would enable the owner of the adjoining hotels to consolidate the separate
properties into a single hotel operation, with a single front desk and an Ocean Drive presence.
Hotels located on Ocean Drive typically achieve higher room rates than those on Collins Avenue,
and consequently achieve higher values. Integration of the Collins Avenue building into an Ocean
Drive hotel would enable the Collins Avenue property to achieve higher revenues than are possible
without integration, thereby raising the land value of the Collins parcel.

This valuation takes the approach of estimating the impact that the easement would have on the
market value of the adjoining land as a result of the ability to develop the site as a combined
hotel property with an Ocean Drive presence. The valuation methodology requires separate
estimates of the market value of the parcels on either side of the easement. Then, an estimate is
made of how much the value of the inferior Collins Avenue parcel would be increased as a result
of being connected to the superior Ocean Drive parcel by way of the easement. Finally, the
reasonableness of this estimate is tested through a feasibility land cost model that considers
typical parameters for the development of hypothetical hotel projects on the parcels in question.
The model indicates the feasibility land cost, which is the highest price that a developer would be
willing to pay based on a set of reasonable (market-derived) assumptions about the development
costs and market value of a typical project. These indications provide a check on the
reasonableness of the estimate of the increase in the value of the adjoining land that would result
from the easement.

All appraisals begin by identifying the appraisal problem. Data on the subject property can be
derived from various sources including but not limited to, the property owner, the county
property appraiser’s office, recorded plats and surveys. When possible, more than one source is
utilized to confirm data and the data sources are acknowledged. Land size is based on surveys
(when available), public records and recorded plats. Land measurements are not performed.

Valued herein is vacant land which can be valued by the following methods:

1. Sales Comparison Approach
2. Market Extraction
3. Allocation
4. Land Residual
5. Ground Rent Capitalization
6. Subdivision Analysis
Waronker & Rosen, Inc. ¥ Real Estate Appraisers & Consultants 6
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The sales comparison approach was used herein and was considered the most applicable method
in the valuation of the subject property. A search was performed for the sale of properties
considered comparable to the subject property. Research of comparable sales and market data
include, but is not limited to using the following data sources:

CoStar

Imapp

Newspaper clippings

Board of Realtors’ Multiple Listing Service
National Multiple Listing Service
Loopnet.com

Comparable sales are inspected and the transactional information is reported. Sale prices are
from public records and are typically confirmed with a party to the transaction, i.e. buyer, seller,
real estate agent, or closing attorney. All information is analyzed in processing the appraisal
report and as support for the estimated value.

The scope of work for this assignment has been described above and is to be typical for an
assignment of the nature of the subject appraisal problem.

L. —_  —
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Certification

The undersigned does hereby certify that, to the best of my knowledge and belief:

10.

11.

12.

13.

14.

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and are my personal, impartial, and unbiased
professional analyses, opinions, and conclusions.

[ have no present or prospective interest in the property that is the subject of this report
and no personal interest with respect to the parties involved.

I have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment.

My engagement in this assignment was not contingent upon developing or reporting
predetermined results.

My compensation for completing this assignment is not contingent upon the development
or reporting of a predetermined value or direction in value that favors the cause of the
client, the amount of the value opinion, the attainment of a stipulated result, or the
occurrence of a subsequent event directly related to the intended use of this appraisal.

My analyses, opinions and conclusions were developed, and this report has been prepared,
in conformity with the following requirements.

* Uniform Standards of Professional Appraisal Practice (USPAP)

* The Code of Professional Ethics and Standards of Professional Practice of the
Appraisal Institute

* The State of Florida requirements for state-certified appraisers

[ have complied with the USPAP Competency Rule.

This appraisal report sets forth all of the limiting conditions imposed by the terms of this
assignment or by the undersigned affecting the analyses, opinions and conclusions
contained in this report.

No one provided significant real property appraisal assistance to the person signing this
certification.

The use of this report is subject to the requirements of the Appraisal Institute relating to
review by its duly authorized representatives. Additionally, it is subject to review by the
state of Florida relating to review by the real estate appraisal subcommittee of the Florida
Real Estate Commission.

As of the date of this report Lee H. Waronker, MAI, SRA has completed the continuing
education program of the Appraisal Institute.

As of the date of this report, Carlos Diez has completed the Standard and Ethics
Education Requirements for Candidates of the Appraisal Institute.

I, Lee H. Waronker, MAI, SRA have made a personal inspection of the property that is
the subject of this report.

Waronker & Rosen, Inc. ¥ Real Estate Appraisers & Consultants 8
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15. I, Carlos Diez have made a personal inspection of the property that is the subject of this
report.

16.  Waronker & Rosen, Inc. have previously performed an appraisal on the subject property
in the past three years. We were not then, and are not now involved with the
management, leasing, disposition, or any similar service regarding the subject property in
the past three years.

oo H Il ——

Lee H. Waronker, MAI, SRA
State-Certified General Real Estate Appraiser
License No. RZ162162

Carlos Diez )
State-Certified General Real Estate Appraiser
License No. RZ3420

Date of Report August 31, 2015

Waronker & Rosen, Inc. ¢ Real Estate Appraisers & Consultants 9
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General Assumptions and Limiting Conditions

This appraisal report has been made with the following general assumptions:

1.

No responsibility is assumed for the legal description or for matters pertaining to legal or
title considerations. Title to the property is assumed to be good and marketable unless
otherwise stated.

The property is appraised free and clear of any or all liens or encumbrances unless
otherwise stated.

Responsible ownership and competent property management are assumed.

The information furnished by others is believed to be reliable but, no warranty is given
for its accuracy.

All engineering studies are assumed to be correct. Any plot plans or illustrative material
in this report are included only to help the reader visualize the property.

It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or
structures that render it more or less valuable. No responsibility is assumed for such
conditions or for obtaining the engineering that may be required to discover them. The
values estimated herein are subject to typical inspections such as roof, structural, and
termite, if applicable.

It is assumed that the property is in full compliance with all applicable federal, state and
local environmental regulations and laws unless the lack of compliance is stated,
described and considered in the appraisal.

It is assumed that the property conforms to all applicable zoning and use regulations and
restrictions unless a non-conformity has been identified, described and considered in the
appraisal.

It is assumed that all required licenses, certificates of occupancy, consents, and other
legislative or administrative authority from any local, state or national government or
private entity or organization have been or can be obtained or renewed for any use on
which the opinion of value contained in this report is based.

It is assumed that the use of the land and improvements is confined within the boundaries
or property lines of the property described and considered in the appraisal.

Unless otherwise stated in this report, the existence of hazardous materials, which may or
may not be present on the property, was not observed by the appraiser. The appraiser has
no knowledge of the existence of such materials on or in the property. The appraiser,
however, is not qualified to detect such substances. The presences of substances such as
asbestos, ureaformaldehyde foam insulation or other potentially hazardous materials may
affect the value of the property. The value estimated is predicated on the assumption that
there is no such material on or in the property that would cause a loss in value. No
responsibility is assumed for any such conditions, or for any expertise or engineering

knowledge required to discover them. The intended user is urged to retain an expert in
this field, if desired.

L —— ]
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The physical condition of the improvements, if any, described herein was based on visual
inspection. No liability is assumed for the soundness of structural members, since no
engineering tests were made of same.

Neither all nor any part of this appraisal report shall be disseminated to the general public
using the appraiser’s name or appraisal designation, without prior written consent of the
appraisers signing this appraisal report.

Authorization is not allowed for the out-of-context quoting from, or partial reprinting of,
this appraisal report.

By reason of the report, there is no requirement to testify with reference to the property
herein appraised, unless arrangements have been previously made.

The reader should be advised that our employment was not contingent on the appraisal
providing a minimum valuation, a specific calculation or the approval of a loan.
Additionally, we have complied with the USPAP Competency Rule.

Limiting Conditions:

1.

The allocation of total value between land and improvements applies only under the
described utilization. The separate valuations for land and improvements must not be
used in conjunction with any other appraisal and are invalid if so used.

The Americans with Disability Act (ADA) became effective January 26, 1992. The
appraiser has not made a specific compliance survey and analysis of this property to
determine whether or not it is in conformity with the various detailed requirements of the
requirements of the ADA. It is possible that a compliance survey of the property and a
detailed analyses of the requirements of the ADA, could reveal that the property is not in
compliance with one or more of the act. If so, this fact could have a negative impact upon
the value of the property. Since the appraiser has no direct evidence relating to this issue,
possible noncompliance with the requirements of ADA was not considered in estimating
the value of the property.

L " —— ——— - ——— ————— ———— |
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Description and Analyses

Introduction

Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
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Description and Analyses

Proposed Aerial Easement, Ocean Ct., Miami Beach, FL

Summary of Pertinent Data

Location:

Address:

Type of Use:

Zoning:

Census Tract:
Flood Zone:

Land Area (of adjoining parcels):
Ocean Drive Parcel:
Collins Avenue Parcel:

Value by Cost Approach:
Value by Income Capitalization Approach:
Value by Sales Comparison Approach:

The subject property consists of a proposed aerial
easement spanning Ocean Court (a public alley)
between 14th and 15th Streets., Miami Beach,
Miami-Dade FL

Between 1440 Ocean Drive and 1433 Collins
Avenue, Miami Beach, FL. 33139

Proposed aerial easement

MXE, Mixed-Use Entertainment District by the
city of Miami Beach, FL

43.03

AE (Map 12086C0317L)
14,537 square feet (0.33 acres)
21,948 square feet (0.50 acres)

Not applicable
Not applicable
$2,100,000*

*Value of the proposed easement to the adjoining owner, based on the estimated increase in
the market value of the adjoining land that would occur as a result of the easement.

Date of Valuation:

Date of Report:

August 19, 2015

August 31, 2015

e —————
Waronker & Rosen, Inc. ¥ Real Estate Appraisers & Consultants 13
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Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
e —_________ ___ __—— — — ——— ————— — ————

Miami-Dade County Map
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Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
L - "

Plat Map
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Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
e — — ————_ __ ___ _— ———— —— ————— "~ — —  —————————————————————————""“"""+7

Survey

(Ocean Drive Parcel)
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Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL

Survey
(Collins Avenue Parcel)
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Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
E__—____— —— —— — —————— ———— —— " — ——————————————————————

Aerial Photographs

Waronker & Rosen, Inc. % Real Estate Appraisers & Consultants 18
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Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
L —————— " ——— —— —  —————————————~ /"0

Site Plan for Proposed Renovation
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Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
e ——— — — — — ——————— ————— —— — — —— ———————

Site Plan for Proposed Renovation
(Angled 3D View)

[ . i 4130 PACADE ATV

LEGEND

PRUPCSES

0 ______________________—_ O
Waronker & Rosen, Inc. ¥ Real Estate Appraisers & Consultants 20

43



Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
L — ___— — —

Detail of Pedestrian Bridge
(Plan View)
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Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
%

Detail of Pedestrian Bridge
(Elevation View)
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Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
e ——____________ — — — —— — —— — ——————— —— —————— ]

Rendering of Proposed Pedestrian Bridge

Rendering looking south from intersection of Ocean Court and 14" Place, just north of easement
location. Note: rendering reflects proposed rooftop addition and 1-story ground floor addition (in
foreground, on right) to Carlton Hotel. Betsy Hotel is on left.

e ————
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Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
L ——

Subject Photographs

Carlton Hotel (undergoing renovation/additions), looking east
from west side of Collins Avenue

Betsy Hotel, looking southwest from east side of Ocean Drive

S ——
Waronker & Rosen, Inc. ® Real Estate Appraisers & Consultants 24

47



Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
_—%

Northwest corner of Carlton Hotel, looking North side of Carlton Hotel (on left), looking
east along pedestrian segment of 14" Place west along pedestrian segment of 14" Place

North side of Carlton Hotel Ocean Court (alley), looking south (Carlton
Hotel on right, Betsy Hotel on left)

“
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Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
D e e

West side of Betsy Hotel East side of Carlton Hotel
(area of proposed bridge) (area of proposed bridge)

14™ Place looking east toward Ocean Drive Ocean Court looking south from point just
from north end of Ocean Court east of south portion of Carlton Hotel parcel

“
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Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
_“—“—*—

South portion of Carlton Hotel parcel looking 14" Place looking west (Besty Hotel at left,
northwest from Ocean Court Carlton Hotel at rear/center)

North and east sides of Betsy Hotel and Ocean Drive looking south
entrance to 14" Place, looking southwest (Betsy Hotel on right)
from Ocean Drive

“
——————————————
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Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
e e e

Ocean Drive looking north 14" Street looking northwest (entrance to
(Besty Hotel on left) Ocean Court shown at right)

14" Street looking northeast
(entrance to Ocean Court shown at left)

- O -
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Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
_———“———“—'—

Collins Avenue looking north Collins Avenue looking south
(Carlton Hotel on right) (Carlton Hotel on left)

m
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Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
L ——— e ]

Appraiser Qualifications
LEE H. WARONKER, MAI SRA

Education: Master of Science in Management, School of Business and Organizational
Science, Florida International University, 1981 (Major — Real Estate)

Bachelor of Science Degree, The Florida State University, Tallahassee, Florida
1976 (Major — Real Estate)

Affiliations:  MAI Designation (No. 6738) awarded by the Appraisal Institute in 1983.
SRA (SRPA) Designation awarded by the Appraisal Institute in 1981.

State-Certified General Real Estate Appraiser, State of Florida, License
Number RZ162, May 1990.

Registered Real Estate Broker, State of Florida, License #BK0152877 (1978)

Experience:  Appraised various types of properties, including:

Industrial Buildings Restaurants Warehouses

Office Buildings Hotels and Motels  Hospitals

Service Stations Retail Stores Marinas

Churches & Synagogues  U.S. Post Offices  Historical Buildings
Residences Condominiums Special Purpose Properties

President, Waronker & Rosen, Inc., (formerly Waronker & Associates, Inc.)
Miami, Florida, from 1987 to present. Vice President, Property Consultants,
Inc. from 1979 to 1986. Appraiser, The Keyes Company, 1978 to 1979.
Appraiser, Miami-Dade County Department of Right-of-Way, 1977 to 1978.

Instructor: Appraisal Institute. Taught Courses 1A-1, 1A-2, 8-2, 1B-A, 1B-B, 110, 120,
210, 310, 320, 410, 420, 430, 510, 550, 600, 610 and 620, et al

Author: Seminars entitled “Dynamics of Office Building Valuation”, “Why the
Capitalization Rate is Always 10" and the “Appraisal of Real Estate 10" vs.
11" Edition”.

Other: Special Master for the Dade County Valuation Adjustment Board, 1989 to
1996.Assisted in the editing of The Appraisal of Real Estate, 11" Edition and
13" Edition.

President of the Miami Chapter of the Appraisal Institute, 1990 to 1991.

00— O o
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Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
%

Appraiser Qualifications
CARLOS A. DIEZ

Education: University of Florida (Gainesville, FL)

Bachelor of Arts. Major: Economics

Stevens Institute of Technology (Hoboken, NJ)

Substantial progress towards the degree of Master of Engineering
Affiliations: State-certified general real estate appraiser, State of Florida, RZ3420

The Appraisal Institute, Candidate for Designation
CCIM Institute, Candidate Member

Appraisal Experience: Waronker & Rosen, Inc. September, 2007 to Present
Appraised a wide variety of property types, including:

Vacant land Office buildings

Restaurants Shopping centers

Hotels Free-standing retail properties
Industrial properties Apartment buildings

Residential and Commercial Condominiums  Condominium Units
Land leases (leased fee and leasehold interests) Fractured Condominium Interests
Easements (including aerial and sub-surface) ~ Special Purpose Properties

Appraisal, Investment Analysis and General Real Estate Education:

The Appraisal Institute
100, 101:  Basic Appraisal Principles and Procedures

202: Residential Sales Comparison and Income Approaches

300: Real Estate Finance, Statistics and Valuation Modeling

400: General Market Analysis and Highest & Best Use

402: General Appraiser Site Valuation and Cost Approach

403, 404:  General Appraiser Income Approach (Parts | and 2)

405: General Appraiser Report Writing and Case Studies

420: Business Practices and Ethics

510: Advanced Income Capitalization

550: Advanced Applications

530: Advanced Sales Comparison and Cost Approaches

Seminar:  Hotel Appraising — New Techniques for Today’s Uncertain Times

500: Advanced Market Analysis and Highest & Best Use

833: Fundamentals of Separating Real Property, Personal Property, and Intangible Business Assets

Seminar:  Marketability Studies: Advanced Considerations and Applications
CCIM Institute

Cl101: Financial Analysis for Commercial Investment Real Estate

CI102: Market Analysis for Commercial Investment Real Estate

CI 103: User Decision Analysis for Commercial Investment Real Estate

CI 104 Investment Analysis for Commercial Investment Real Estate

FANSC: Feasibility Analysis for Retail Properties
MIMK: Advanced Market Analysis for Commercial Real Estate

Baruch College (CUNY) / Steven L. Newman Real Estate Institute

NCP2000: Urban Land Economics
NCP9000: Real Estate Development

-
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Description and Analyses

Proposed Aerial Easement, Ocean Ct., Miami Beach, FL

Partial Client List

LENDERS

1%t United Bank
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Apollo Bank

BAC Bank

BNY Mellon Bank

BankUnited

Bank of America

Bank of Coral Gables

Bank Leumi

Bessemer Trust
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Bridgelnvest, LLC

C1 Bank

CNL Bank
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Fifth Third Bank

First Bank of Miami

First National Bank of South Miami

FirstBank Florida

Florida Community Bank

Gibraltar Private Bank and Trust

HSBC Bank, N.A.
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Israel Discount Bank of New York

JP Morgan Chase Bank
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Lloyds Int’l. Bank (Lloyds of
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Marquis Bank

Morgan Stanley Mortgage Capital

Northern Trust Bank
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Wells Fargo Bank

Zions First National Bank
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State Farm Insurance Company

Sun Life Insurance Co. of America

CORPORATIONS

Church of Jesus Christ of the
Latter-Day Saints

Florida Power and Light Corp. (FPL)

JC Penny Corporation

The Wendy’s Company

Chevron U.S.A., Inc.

Johnson and Johnson Company

DEVELOPERS AND INVESTORS

Broward County School Board

Broward County Public Works Dept.

City of Coral Gables

City of Miami Beach

City of Miami General Services
Administration

Federal Deposit Insurance Corp. (FDIC)

Federal Home Loan Mortgage Corp.
(FHLMC)

Florida Dept. of Environmental
Protection

Florida Department of Transportation

Florida Keys Aqueduct Authority

Miami-Dade Water and Sewer
Authority

Miami-Dade Co. -Aviation Authority

Miami-Dade Co. - County Attorney’s
Office

Miami-Dade Co. - General Serv. Admin.

Miami-Dade Co. - Housing & Urban Dev.

Miami-Dade Co. - Public Works Dept.

Miami-Dade Co. - School Board

Miami Parking Authority

Nature Conservancy, Florida Chapter

South Florida Water Management District

United States Department of Justice

United States General Serv. Admin.

United States Postal Services

Village of Pinecrest

LAW FIRMS

Berkowitz Development Group
Bristol Group, Inc.

Fifteen Group, Inc.

Franklin Street Properties

Flagler Development Corporation
Goldman Properties

Hampshire Real Estate Companies
Lennar Corporation

MDM Development, Inc.
Napolitano Realty and Harnap Corp.
Noble House Resorts and Hotels
Ocean Properties, Ltd.

Panther Real Estate

PLC Investments, LLC

R.K. Associates, Inc.

The Scott Robins Companies
Wometco Enterprises, Inc.

Akerman, Senterfitt & Eidson

Arnstein & Lehr, LLP

Barranco & Associates, P.A.

Berger Singerman

Berman, Wolfe Rennart Vogel &
Mandler, P.A.

Carlton Fields

Colson Hicks Eidson, P.A.

Greenberg Traurig, P.A.

Holland & Knight

Kirkpatrick and Lockhart

Kutner and Associates

Richman Greer

Shutts & Bowen, LLP

Stearns, Weaver, Miller, Weissler,
Alhadeff & Sitterson, P.A.

Steel Hector and Davis

Tabas, Freedman, Soloff, Brown &
Rigali, P.A

Tripp Scott

Weiss Serota Helfman Pastoriza Cole &
Boniske, P.A.
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Notable Properties Appraised

Miami-Dade County
Miami Seaquarium Virginia Key =~ Miami Free Zone — Global Trade Cntr Miami
Miami International Airport Miami Metropolitan Hospital of Miami Miami
City of Miami Correctional Facility Miami Spinnaker Marina North Miami
Country Club of Miami Golf Course Miami Virginia Key & Rickenbacker Marinas Key Biscayne
Mel Reese Golf Course Miami Waterways Yacht Basin Miami
Burger King Headquarters — Waterford Miami Porto Vita Club and Spa Aventura
Doctors Hospital Coral Gables  Ocean Steps Entertainment Center S. Miami Beach
Beacon Centre Development Miami Indian Creek Country Club Indian Creek
FBI Headquarters Miami BIV Tower Miami
Gables Waterway Executive Center Coral Gables  Courthouse Tower Miami
Joe’s Stone Crab restaurant Miami Beach  South Shore Hospital Miami Beach
Doral Ocean Beach Resort (formerly) Miami Beach  SouthCom Headquarters Miami

Metro-Dade Bus Facility Miami

Fort Lauderdale/Broward County

Florida Medical Center (Hospital)
Jackson Marine Center

Las Olas Centre Office Building
Martha's Restaurant

Various Luxury Single Family Homes
Seneca Industrial Park

Ft. Lauderdale
Ft. Lauderdale
Ft. Lauderdale
Hollywood
Fort Lauderdale
Pembroke Park

Monroe County/Florida Keys

Marriott Key Largo Bay Beach Resort
Islander Resort
Hawk's Cay Resort, Marina and DRI

Westin, formerly Hilton Resort and Sunset Key Island

Little Palm Island

Louis' Backyard Restaurant
Ocean Key Resort

Sloppy Joe's Bar

Truman Annex - Navy Base

Key Largo
Islamorada
Duck Key

Key West

Little Torch Key
Key West

Key West

Key West

Key West

Other Florida Counties

Jupiter Beach Resort
La Playa Beach Resort
Sheraton Four Points
Spring Hill Suites
Hilton Carillon Park

Jupiter, Palm Beach County
Naples, Collier County
Orlando, Orange County
Tampa, Hillsborough County
St. Petersburg, Pinellas County

Outside of the United States
Various Single Family Homes
Single Family Home
Sapphire Beach Resort
Hotel Site
Montego Beach Resort
Botany Bay Subdivision (400 acres)
Ocean Club Resort
Land lease under Ritz Carlton
Various Land Holdings
Vacant Land
Buccaneer Hotel and Golf Course

Cat Cay, Bahamas

Casa de Campo, Dominican Republic
St. Thomas, U.S. Virgin Islands
Grand Turks and Caicos Islands
Montego Bay, Jamaica

St. Thomas, U.S. Virgin Islands
Grand Turks and Caicos Islands
San Juan, Puerto Rico

St. Croix, U.S. Virgin Islands
West End, Grand Bahama Island
St. Croix, U.S. Virgin Islands
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Purpose of the Appraisal

The purpose of this appraisal report is to estimate the value of the proposed easement to the
owner of the adjoining parcels as of August 19, 2015. As part of the analysis, an estimate of the
market value of the fee simple interest in the adjoining land was developed, in order to estimate
how the market value of the adjoining parcels would change as a result of the benefits afforded
by the proposed easement. The value to the adjoining owner is not considered market value. The
term fee simple interest is defined below. The term market value is defined on the following

page.

Client, Intended User and Use of the Appraisal

The intended user of this appraisal is City of Miami Beach (client). No purchaser or seller of the
subject property, nor any borrower are intended users of this appraisal and no such parties should
use or rely on this appraisal for any purpose. All such parties are advised to consult with
appraisers or other professionals of their own choosing. No additional intended users are
identified or intended for internal decision making relating to the possible granting of an aerial
easement over Ocean Court, a public right-of-way.

Definition of Real Property Interest Appraised
The real property interest appraised herein is that of the fee simple interest, defined as follows:
Fee Simple Interest: an absolute fee without limitations to any particular class of heirs,

but subject to the limitations of eminent domain, escheat, police power and taxation. An
inheritable estate.

- -
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Definition of Market Value

Market Value is the major focus of most real property appraisal assignments. Both economic and
legal definitions of market value have been developed and refined.! The Uniform Standards of
Professional Appraisal Practice (USPAP) states Market Value is “a type of value, stated as an
opinion, that presumes the transfer of property (i.e., a right of ownership or a bundle of such
rights), as of a certain date, under specific conditions set forth in the definition of the term
identified by the appraiser as applicable in the appraisal”.? This requires the appraiser to identify
the definition of market value and its authority.

The definition that follows is the basis of the valuation in this appraisal and the source is the
Interagency Appraisal and Evaluation Guidelines; December 10, 2010, Federal Register, Volume
75 Number 237, Page 77472.

Market Value is defined as “the most probable price which a property should bring in a
competitive and open market under all conditions requisite to a fair sale, the buyer and
seller each acting prudently and knowledgeably, and assuming the price is not affected
by undue stimulus. Implicit in this definition are the consummation of a sale as of a
specified date and the passing of title from seller to buyer under conditions whereby:

* Buyer and seller are typically motivated,

* Both parties are well informed or well advised, and acting in what they consider their own
best interests;

* A reasonable time is allowed for exposure in the open market;

* Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements
comparable thereto; and

* The price represents the normal consideration for the property sold unaffected by special or
creative financing or sales concessions granted by anyone associated with the sale.””

This market value definition is referenced within the appraisal regulations of the following
governmental agencies:

* Title XI of the Financial Institutions Reform, Recovery, and Enforcement Act (FIRREA) of
1989

¢ Department of the Treasury

* The Federal Reserve System (FRS)

* Federal Deposit Insurance Corporation (FDIC)
¢ Office of Comptroller of the Currency (OCC)

! Appraisal of Real Estate, 14" Edition, page 58

2 USPAP 2014-2015, page U-3
Interagency Appraisal and Evaluation Guidelines; December 10, 2010, Federal Register, Volume 75 Number 237,
Page 77472

w
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Location and Address

The subject property consists of a proposed aerial easement spanning Ocean Court (a public
alley) between 14th and 15th Streets, in Miami Beach, FL.

Address: Between 1440 Ocean Drive and 1433 Collins Avenue
Miami Beach, FL 33139

Legal Description
Collins Avenue Parcel:

Lot 18, Block 19, of OCEAN BEACH ADDITICN NO.2, occording lo the Piat
thereol. as recorded ir Plal Boock 2. ot Poge 56 of the Public Records of
Miomi- Jude county. Hlondn, ardd wlse thut cerlluin trcct of lond descubed as
follows

Begirning ot tve northwesterly corner of Book 19, OCRAN BFACH ADDITION ND 2,
according tu Ihe Plal herecl, recorded 'n Plat Book 2, Page 56 of the Public
RecordS of Micmi -Dode County, Tlorida, thence easterly olong the northerly hne
of suid Black 19, 3 cistance of 147199 feet, more or less, to the westerly ine
of @ 20-iont alley. ns shown o1 the aloresaie plot, then soulhwesterly clong
the westerly fine of sod cley, a distance ¢f 110.5 feet, more or lass, to the
norlheosterly corner of Lot 18, Block 19 as shown on oforesoid plaz; then
northwes'esly aisny the narthery line of said Lol 18, Block 19, ¢ disionce of
14C ‘eet to the Northwesterly corner of Lot 18, Olook 19, os shown on
aforeso'd pal; thence norshwesterly c'org the westerdy fire of Block 19 cs
shown on oforesaic dict, n dislance of B2.7 feet, more or less, la the point at
beginning.

Ocean Drive Parcel:

Lut 1. less the North 13 feet and ict 2, in Rinck 19, of OCEAN BEACH ADCITION
NC.2. pcsording to the Plat tnereof. s rrcorded i lot Book 2. ot Page b6 o
the Puofic Records af Miumi-fude county. Mlorido

Neither a survey nor legal description for the proposed easement was supplied. The legal
descriptions above were copied from surveys included in the architect’s drawings for the
proposed renovation. The drawings indicate that the surveys were completed by Hadonne Corp.
on October 15, 2013.
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Owner of Record

Ocean Drive Parcel: Collins Avenue Parcel:
Betsy Ross Owner, LL.C Ocean Court, LLC
1841 Broadway 1221 Brickell Avenue
Suite 1009 Suite 1600
New York, NY 10023 Miami, FL 33131

Source: www.miamidade.gov

History of the Subject Property

The owner has owned the Betsy Hotel (the Ocean Drive parcel) for many years, but acquired the
Carlton Hotel (the Collins Avenue parcel) in October 2013 for $19,000,000 through a court-
ordered sale of the property resulting from the previous owner’s bankruptcy. The owner has
since obtained approval from the City of Miami Beach Planning Department for a renovation
(now underway) of the Collins Avenue parcel (the Carlton Hotel) that includes an expansion of
the existing building (including addition of a new 1-story rooftop addition). Also proposed is
construction of a bridge to connect the two buildings over the alley. Proposed alterations to the
Betsy are limited to the pedestrian bridge and improvements to the alley.

Source: www.miamidade.gov and City of Miami Beach Planning Department

. ______________ -
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Site Data

The subject property is a proposed aerial easement across Ocean Court, a public alley between
Collins Avenue and Ocean Drive. No survey was provided. This analysis is based on the location
of the proposed easement as depicted in architectural drawings provided. Based on the recorded
plat, the alley is 20 feet wide. Based on the drawings, it would have a length of 27.75 feet (the
length of the area taken up by a proposed spherical structure that would envelop the bridge that is
to connect the buildings on either side), and a vertical height of 26.33 feet. Based on this, the
easement would have a floor area of 555 sq. ft. and a volume of 14,615 cubic feet.

The parcels on the either side of the proposed easement are both trapezoidal but nearly square in
shape. The parcel on the east side (the Ocean Drive parcel) has frontage of approximately 123
feet along the west side of Ocean Drive. It also has frontage of approximately 101 feet along the
east side of Ocean Court, a public right-of-way that runs north-south between Ocean Drive and
Collins Avenue, and approximately 132 feet along the south side of 14™ Place, a public right-of-
way that runs east-west between Ocean Drive and Collins Avenue. The segment of 14" Place
that lies along the north side of the Ocean Drive parcel connects to Ocean Court, allowing
vehicular traffic from Ocean Court to travel one way (eastbound) along 14™ Place. Based on the
Miami-Dade County Property Appraiser’s records, this parcel has a land area of 14,537 sq. ft.

The parcel on the west side of the proposed easement (the Collins Avenue parcel) has frontage of
approximately 137 feet along the east side of Collins Avenue. It also has frontage of
approximately 160 feet along the west side of Ocean Court, and approximately 142 feet along the
south side of 14™ Place. The segment of 14" Place that lies along the north side of the Collins
Avenue parcel is a pedestrian-only right-of-way, such that vehicular traffic traveling north on
Ocean Court may not turn left at the northeast corner of the Collins Avenue parcel (it must turn
right, where 14" Place leads to Ocean Drive). According to the Miami-Dade County Property
Appraiser’s records, this parcel has a land area of 20,258 sq. ft. However, this excludes a small
wedge-shaped parcel, identified in the Miami-Dade County Property Appraiser’s records as folio
#02-3234-008-0730, which the survey included in the architect’s drawings indicates as being
part of the Collins parcel. This parcel has a land area of 1,690 sq. ft. The Planning Department of
the City of Miami Beach stated to the appraisers that the City Attorney had recently determined
that based on a title search this parcel belongs to the Collins parcel, making the Miami-Dade
County Property Appraiser’s records incorrect. Based on this, the land area of the Collins
Avenue parcel is 21,948 sq. ft.

The adjoining sites on either side of the proposed easement are level and at approximate street
grade. Utilities available to the adjoining sites are:

Electric: Florida Power and Light
Telephone: AT&T

Water: City of Miami Beach
Sewer Disposal: City of Miami Beach

St ————
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Zoning

The subject property is zoned MXE, Mixed-Use Entertainment District by the city of Miami
Beach, FL. This zoning allows apartments, apartment-hotels, hotes] and commercial
development. This zohihg is designed to encourage the substantial restoration of existing
structures and allow for new construction. The allowable FAR is 2.0. For a detailed listing of
allowable uses and restrictions, refer to the zoning code of Miami Beach, FL.

Flood Zone

The subject is within Flood Zone AE, areas subject to a one percent or greater annual chance of
flooding in any given year. Base flood elevations are shown as derived from detailed hydraulic
analyses. This flood zone requires mandatory purchase of flood insurance in participating
communities. This identification was located on Flood Insurance Rate Map, Community Panel
No. 12086C0317L, revised September 11, 2009. For insurance purposes, a surveyor should
be contacted to verify the exact zone by a flood elevation certificate, as well as its impact on
insurance. A copy of the flood zone map is located in the Addenda to this report.

Source: www.miamidade.gov and www.imapp.com
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Real Estate Assessment and Taxes

Taxing Authority: ~ Miami-Dade County

Assessment Year: 2015

Millage Rate: 19.8148 (proposed)

Folio Numbers: 02-3234-008-0710 and 02-3234-008-0730 (Collins Avenue parcel)
02-3234-008-0581 (Ocean Drive parcel)

The following is a summary of the assessment:

Collins Avenue Parcel:

TAX ASSESSMENT TOTAL SQ.FT. ASSESSMENT
ANALYSIS ASSESSMENT SIZE* PER SQ.FT.
Assessed Land Value $7,681,250 21,948 $349.97
Assessed Value of Improvements $100,000 30,199 $3.31
Total Assessed Value $7,781,150 30,199 $257.66

*This is the size per the Miami-Dade County Property Appraiser’s records.

Ocean Drive Parcel:

TAX ASSESSMENT TOTAL SQ.FT. ASSESSMENT
ANALYSIS ASSESSMENT SIZE* PER SQ.FT.
Assessed Land Value $8,722,200 14,537 $600.00
Assessed Value of Improvements $6,177,800 39,727 $155.51
Total Assessed Value $14,900,000 39,727 $375.06

*This is the size per the Miami-Dade County Property Appraiser’s records.
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The real estate taxes are estimated as follows:

TAX CALCULATION TAXES PER SQ.FT.
Millage Rate (Millage Rate +1,000) 0.0198148
Times Total Assessed Value x $22,681,150 $324.36
Estimated Real Estate Taxes $449,422 $6.43

There is a 4% discount given for early (November) payment of taxes which would reduce the
estimated real estate taxes to $431,445 ($449,422 minus 4%).

Florida Statutes require assessments to be at 100% of just value (market value) with an allowable
adjustment to indicate net proceeds that would be derived from a sale. This adjustment varies
dependent on the taxing authority with the Miami-Dade County Property Appraiser’s office
typically designating in the range of 15%. Based upon the market value estimated herein the
assessment is below what is appropriate.

Note that the assessed value for the Collins Avenue parcel includes the wedge-shaped parcel
(folio #02-3234-008-0730) that the County indicates is City-owned, and which is assessed at a
lower value per sq. ft. The land on the main portion of the Collins Avenue parcel (folio # 02-
3234-008-0710) is assessed at $375 per sq. ft., or 63% of the rate at which the Ocean Drive
parcel is assessed ($600 per sq. ft.).

- 20— 00 - ————————
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Neighborhood Overview

General Neighborhood Data

Location: Urban

Built Up: 90% to 100%

Growth Rate: Steady

Property Values: Increasing

Demand/Supply: In balance

Present Land Use: Lodging and Retail

Change in Present Land Use: Not likely

Predominant Use: Lodging

Property Compatibility: Excellent

General Appearance of Properties: Excellent

Appeal to Market: Excellent

Adjacent Uses

East: Public Beach

West: Retail and Lodging

South: Office building

North: Lodging

Linkages Distance Access
Public Transportation: Within a few blocks Very good
Employment Centers: Three to five miles Good
Expressway Access: Five to seven miles Average
Miami International Airport: Ten to fifteen miles Good

e ———————
Waronker & Rosen, Inc. ¥ Real Estate Appraisers & Consultants 43

66



Description and Analyses Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
e

Supply and Demand

Market conditions for commercial real estate in Miami-Dade County have shown significant
improvement overall since the declines that followed the recession and financial crisis of 2008,
with some of the most desirable locations and property types seeing very significant
improvement during the past two years. Geographically, the areas showing the earliest signs of
recovery were generally the waterfront neighborhoods near the urban core (especially Brickell),
Downtown Miami, Coral Gables and Miami Beach. The residential sector, which sparked the
financial crisis that led to the recession, was first to see significant levels of new development,
particularly in the luxury and ultra-luxury end of the market, with numerous waterfront
condominium projects achieving total or near total sellouts of units priced in the multiple
millions of dollars even before construction begins. The revival of the residential sector has also
supported a significant recovery in retail real estate, especially at the most desirable locations, as
has the general slow but steady improvement in economic conditions and overall employment,
which in turn have fueled modest improvements in the office and industrial sectors.

The subject neighborhood is dominated by lodging, retail and residential uses. It is in the heart of
the Art Deco district of South Beach, a world-renowned tourist destination. All three sectors
have experienced a very strong recovery in the subject neighborhood, which is among the most
desirable locations in the metro area, with values for retail and hotel values hitting record highs
during the past several quarters. It should be noted, however, that in areas like the subject where
ground floor retail and hotel uses can be very profitable, residential uses tend to be most
profitable only on sites that permit high-rise development, but the subject is located in a zoning
district that permits only mid-rise development (up to an FAR of 2.0). Also, the current
economics of hotel development make larger sites more appealing than smaller sites, as it is
generally more difficult for smaller hotels to achieve the same levels of efficiency and
profitability per room as larger hotels. As a result, many of the smaller parcels in the
neighborhood which were improved with smaller, older hotels have in recent years been
converted to retail use (which can be profitable even in small spaces that can be leased to a single
retailer). The larger parcels in the neighborhood continue to be dominated by hotel uses, with
most of the recent residential development occurring in other neighborhoods and zoning districts
that permit higher-density (in many cases high-rise) development.

The lodging sector in South Florida has been doing extremely well since recovering from the
recession and global financial crisis, the effects of which were felt through 2009. Since 2010, it
began to register notable improvements, with the Miami Beach market leading the way as the
first lodging submarket in the Miami area to show signs of recovery. By 2012, demand in the
Miami Beach market had returned to previous levels, and with the decline in new hotel
development activity brought about by the recession resulting in few new hotels being delivered
to market, the rising demand has resulted in robust increases in both occupancy rates and room
rates as well as significant amounts of renovation and re-positioning of older hotels. This
rebound is illustrated in the charts on the next page, which summarize recent trends in occupancy
and ADR (Average Daily Rate) for both Miami-Dade County and the Miami Beach market. The
data is from the Greater Miami Convention and Visitor’s Bureau, and is based on data provided
by Smith Travel Research.

e ——————
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Occupancy and ADR
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The charts on the following page show the year-over-year percent change in occupancy and
ADR based on the data reflected in the charts above, and indicate substantial rates of ADR
growth for the past few years, both across the broader market and in Miami Beach. Results for
2014 show a slight decline in the rate of ADR growth and a slight decline in average occupancy
in Miami Beach, suggesting that the market is moving from a rapid growth phase to more stable
conditions.
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During stable markets, or markets in equilibrium conditions, occupancy and ADR tend to move in
opposite directions, as decreases in a hotel’s room rates tend to induce more guests to select it over
competing hotels, increasing its occupancy rates (and vice versa). The fact that Miami Beach hotel
occupancy levels continued to rise between 2010 and 2013 even under rapid room rate increases
provides evidence of very strong demand growth, while the more recent evidence suggests that
demand growth has begun to slow down with growth in room rates slowing in response.
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Exposure Time

Exposure time is the “estimated length of time that the property interest being appraised would
have been offered on the market prior to the hypothetical consummation of a sale at market value
on the effective date of the appraisal. Exposure time is a retrospective opinion based on an
analysis of past events assuming a competitive and open market™’.

This analysis considers the market value of the land on either side of the proposed easement as a
basis from which to estimate the value of the easement to the adjoining owner. The easement
itself would have no utility and therefore no value to any other party, so the concept of exposure
time would not apply. With respect to the market value of the adjoining land, the analysis
considers the exposure time of the vacant land at a market related price such as the estimated
market value herein. In estimating exposure time, sales are analyzed, real estate brokers and
property owners are interviewed and statistics from published surveys are considered. The
subject property site is very desirable given the very strong market conditions.

The exposure time for the subject as vacant land with the specific allowable uses is estimated at
six months. This estimate considers that the property would have been properly marketed and
priced. If the property were not to have been priced correctly or marketed through proper
channels, then it is not likely that the estimated market value nor the estimated exposure time
would have been achieved.

Typical Purchaser of the Subject

As noted above, the proposed easement would have no value to any party other than the
adjoining owner. However, the analysis considers the market value and typical purchaser of the
adjoining land. Based on the analysis, the typical purchaser of the adjoining properties as vacant
land would be a hotel developer.

! Uniform Standards of Professional Appraisal Practice (USPAP) 2014-2015 Edition, Page U-3
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Highest and Best Use

The adjoining sites are valued for their highest and best use, which may be defined as follows:

That reasonable and probable use that will support value
as defined as of the effective date of the appraisal.

In analyzing the highest and best use, the following four questions are answered:

1. Legally Permissible. What uses are legally permitted on the subject site with
respect to zoning ordinances and deed restrictions?

2. Physically Possible. What uses of those legally allowed are physically possible
on the subject site?

3. Financially Feasible. Of those uses determined to be physically possible and
legally permissible, which ones will produce a positive return?

4. Maximally Productive. Of those that are feasible, legally permissible, and
physically possible, which will produce the highest rate of return or value?

As Vacant

The zoning on the parcels adjoining the subject property is MXE, Mixed-Use Entertainment
District by the city of Miami Beach, FL. This zoning permits a variety of uses, of which the most
likely to be feasible to develop are lodging, retail and residential uses. Residential uses at the
subject location would be most likely to be profitable in a high-density (high-rise) development
scenario (where residential uses tend to be most profitable on the upper floors). However, the
subject zoning allows a maximum FAR of 2.0, limiting the size of any building to a mid-rise
structure. The subject location is dominated by hotels, with a number of the smaller buildings
along Collins Avenue occupied by retail users. On larger sites the most profitable type of
development is likely to be lodging, though possibly with a retail component at the ground level
such as a restaurant or café (along the lines of the renovation currently underway at the Carlton
Hotel on the Collins Avenue parcel, which includes a new restaurant with outdoor seating).

As Improved

As the subject property is being valued as vacant land, the analysis of the highest and best use as
improved is not applicable.

e ——————
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Appraisal Process

An analysis of three separate approaches to value; sales comparison approach, cost approach,
and income capitalization approach, will be considered to estimate the value of the subject
property. Although these three approaches to value are considered within every appraisal report,
they may not be applicable to each and every property being appraised.

The cost approach is based on the principle of substitution which states that an informed
purchaser would not pay more for a property than the cost of reproducing a property with the
same utility. The cost approach can often yield reliable estimates of value for new construction.
This approach entails estimating the cost of producing the improvements, deducting an estimate
of depreciation, and then adding the value of the site as if vacant. To this value an
entrepreneurial incentive is added to arrive at the estimated value by the cost approach.

The income capitalization approach is based on the concept that value is created by the
expectations of future benefits and higher earnings should result in higher values. Income
producing real estate is purchased for the right to receive future income. The income
capitalization approach consists of methods to analyze a property's capacity to generate income,
and a reversion, and convert these monetary benefits into an estimate of value.

The sales comparison approach is based on the principle of substitution which suggests that,
within competitive markets, similar products will realize similar prices. Inherent in this concept
is the premise that a purchaser would not pay more for a property than the cost to acquire another
property with the same amenities and utility.

The final steps in the appraisal process are review and reconciliation of the data and conclusions.
In reaching a final conclusion of value, the entire process involving the approaches that were
estimated must be reviewed for accuracy, completeness and consistency. After analysis,
evaluation and reconciliation of the indications a value is estimated. The essence of this final
reconciliation should be a defensible and rational conclusion of value.

The only approach used in this appraisal is the sales comparison approach. The income
capitalization approach and the cost approach are not applicable to the valuation of the subject

property.

“
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Cost Approach

The basis of the cost approach is the principle of substitution. This principle suggests that a
prudent buyer would not pay more for a property than the cost to acquire a similar site and
construct comparable improvements.

Following are the procedures for preparing the cost approach.

1.

10.

1.

Estimate the value of the land as though vacant and available to be developed to its highest and
best use.

Determine which cost basis is most applicable to the assignment: reproduction cost or
replacement cost.

Estimate the direct (hard) and indirect (soft) costs of the improvements as of the effective
appraisal date.

Estimate an appropriate entrepreneurial profit or incentive from analysis of the market.

Add estimated direct costs, indirect costs, and the entrepreneurial profit or incentive to arrive at
the total cost of the improvements.

Estimate the amount of depreciation in the structure and, if necessary, allocate it among the three
major categories: physical deterioration, functional obsolescence, and external obsolescence.

Deduct the estimated depreciation from the total cost of the improvements to derive an estimate
of their depreciated cost.

Estimate the contributory value of any site improvements that have not already been considered.
(Site improvements are often appraised at their contributory value - i.e., directly on a depreciated-
cost basis - but may be included in the overall cost calculated in Step 3 and depreciated, if
necessary).

Add land value to the total depreciated cost of all the improvements to develop the market value
of the property.

Adjust for personal property (e.g., furniture, fixtures, and equipment) or intangible assets that are
included in the appraisal.

Adjust the value conclusion, which reflects the value of the fee simple estate, for the property
interest being appraised to arrive at the indicated value of the specified interest in the property. !

As the subject property is unimproved vacant land, the cost approach is not applicable.

! The Appraisal of Real Estate, 14th Edition, 2013, Pages 568 and 569
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Income Capitalization Approach

Income producing real estate is typically purchased as an investment, and from an investor’s
point of view earning power is the critical element affecting property value. One basic
investment premise holds that the higher the earnings, the higher value, provided the amount of
the risk remains constant. An investor who purchases income-producing real estate is essentially
trading present dollars for the expectation of receiving future dollars. The income capitalization
approach to value consists of methods, techniques, and mathematical procedures that an
appraiser uses to analyze a property’s capacity to generate benefits (i.e., usually the monetary
benefits of income and reversion) and convert these benefits into an indication of present value.!

In the income capitalization approach, an appraiser analyzes a property’s capacity to generate
future benefits and capitalizes the income into an indication of present value. The principle of
anticipation is fundamental to the approach.?

An income capitalization approach was not applied as it was not within the scope of this
appraisal. Since this approach is typically not considered by purchasers of this property type, not
using it does not limit the reliability of the value estimated herein.

' Appraisal of Real Estate, 14" Edition, 2013, Page 439
2 Ibid., 439
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Sales Comparison Approach

The sales comparison approach is based on the principle of substitution. The principle of
substitution holds that the value of property tends to be set by the cost of acquiring a
substitute or alternative property of similar utility and desirability within a reasonable
amount of time.’

In the Sales Comparison Approach, an opinion of market value is developed by comparing
properties similar to the subject property that have recently sold, are listed for sale, or are
under contract (i.e., for which purchase offers and a deposit have been recently submitted). A
major premise of the sales comparison approach is that an opinion of the market value of a’
property can be supported by studying the market’s reaction to comparable and competitive
properties.

Qualitative analysis is a relative comparison process without mathematics. Sales are ranked
based upon their desirability as compared to the subject. Comparisons can be expressed as
plus or minus as opposed to dollar or percentage adjustments.

Quantitative analysis is the process of applying mathematical techniques. Sales are adjusted to
the subject property on a dollar or a percentage basis. One method of supporting adjustments
is through paired data analysis. This method analyzes two sales and attributes the difference
in their sales prices to the characteristic which is different. This analysis requires an
abundance of sales data which is frequently not available.

Qualitative analysis is used herein to estimate a value by the sales comparison approach.
Characteristics of the sales considered superior to the subject are given a minus (-) adjustment.
Those characteristics of the sales considered inferior to the subject are given a plus (+)
adjustment. Each sale is given an overall adjustment indicating how it compares to the subject.

On the following page is a grid of the sales used for comparison to the subject property.

! The Appraisal of Real Estate 14* Edition, 2013, page 379
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Sales Comparison Approach

Proposed Aerial Easement, Ocean Ct., Miami Beach, FL

Vacant Land Sales Grid

Following is a grid of the comparable sale properties used for comparison to the subject property.

Sale Sale Sq. Ft. Price/
No. Date Location Zoning Sale Price Size Sq. Ft.
June 1475 Collins Avenue
1 2013 Miami Beach MXE $7,390,000 12,400 $595.97
June 825 Collins Avenue
2 2013 Miami Beach MXE/HPD $5.,000,044 6,500 $769.24
March 251 Washington Avenue
3 2015 Miami Beach RPS-3 $8,250,000 13,000 $634.62
July 620 Ocean Drive
4 2013 Miami Beach MXE $5,270,000 6,500 $810.77
August 304-312 Ocean Drive
5 2013 Miami Beach R-PS3 $6,300,000 11,650 $540.77
th
6 February 88 SW 107 Street T6-48B-0 | $26,000,000 | 22,770 | $1,141.85
2015 Miami
October 120-130 Ocean Drive
7 2012 Miami Beach R-PS3 $9,200,000 17,250 $533.33
October 2206 Park Avenue
8 2013 Miami Beach CD-3 $7,000,000 17,040 $410.80
9 | January 2014 | 6747 and 6757 Collins Avenue RM-3 $21,000,000 | 41,624 | $504.52
Miami Beach
10 April 2014 6901 Collins Avenue RM-3 $26,000,000 | 40250 | $645.96
Miami Beach
Subject Between 1440 Ocean Drive
and 1433 Collins Avenue
Miami Beach
Parcel A (1433 Collins) MXE 21,948
Parcel B (1440 Ocean) MXE 14,537

Waronker & Rosen, Inc. % Real Estate Appraisers & Consultants
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Sales Comparison Approach

Proposed Aerial Easement, Ocean Ct., Miami Beach, FL

Vacant Land Sales Map
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Comparable Land Sale 1

Property Location
1475 Collins Avenue
Miami Beach, FL 33139
Miami-Dade County

Property Identification

Tax ID: 02-3234-019-1230
WRI No: 303153R

Units of Comparison

Price/Sq.Ft.: $595.97
Price/Acre:  $26,392,857

Property Description

Square Feet: 12,400

Acres: 0.28

Topography: Grade level

Shape: Trapezoidal

Zoning: MXE, Mixed-Use Entertainment District by the city of Miami Beach, FL.

Recording Information
Sale Price:  $7,390,000
Sale Date: June 2013
ORB/Page: 28681/0518

Grantor: Empire Ocean Residence Realty, LL.C
Grantee: CVS 10346 FL, LLC
Financing:  All cash to the seller

Prior Sale:  None in the past five years
Verification: Grant Savage, listing broker at Point Group Advisors, Inc. (305-913-5505)

Comments

This parcel is located at the southeast corner of Collins Avenue and 15th Street. According to the
listing broker, the property had been in court-appointed receivership and was sold to the highest
bidder in a bidding process. The buyer is the development arm of CVS Pharmacies, which plans
to construct a CVS store at the site.

S ———————
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Comparable Land Sale 2

Property Location

825 Collins Avenue
Miami Beach, FL 33139
Miami-Dade County

Property Identification

Tax ID: 02-4203-052-0110, -0010,
-0030, -0040, -0100, -0120,
-0070, -0080, -0090, -0050
and -0060

WRI No: 303152R

Units of Comparison

Price/Sq.Ft.: $769.24

Price/Acre:  $33,333,627

Property Description

Square Feet: 6,500

Acres: 0.15

Topography: Grade level

Shape: Rectangular

Zoning: MXE/HPD, Mixed-Use Entertainment and Historic Preservation District by the

city of Miami Beach, FL

Recording Information

Sale Price:
Sale Date:
ORB/Page:
Grantor:
Grantee:
Financing:
Prior Sale:
Verification:

Comments

$5,000,044

June 2013

Various

Various

FCI Miami Beach One, LLC

All cash to the seller

$3,195,000 in May 2012

El Zielial, buyer (786-234-4321)

This is the purchase of all 11 units in a 47 year-old residential condominium located on Collins
Avenue, between 8th and 9th Streets. The deal was closed on same day on 11 separate deeds.
The buyer confirmed their intention to dissolve the condominium and demolish the building to
make way for a new 10,350 sq. ft. retail building for which approvals are in place.

“
S —
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Comparable Land Sale 3

Property Location

251 Washington Avenue
Miami Beach, FL 33139
Miami-Dade County

Property Identification

Tax ID: 02-4203-003-1090,
02-4203-003-1080

WRI No: 303830

Units of Comparison

Price/Sq.Ft.: $634.62
Price/Acre:  $27,500,000

Property Description

Square Feet: 13,000

Acres: 0.3

Topography: Grade level

Shape: Rectangular

Zoning: RPS-3, Medium-High Density Residential Performance Standard District by the

city of Miami Beach, FL

Recording Information
Sale Price:  $8,250,000
Sale Date: March 2015
ORB/Page:  29526/2117

Grantor: SOBE Second Street, LLC

Grantee: SOUTHS, LLC

Financing:  $5,600,000 in seller financing with an interest rate of 6%
Prior Sale: ~ None in the past five years

Verification: Peter Andolina, broker (pandolina@metrol.com)

Comments

This is a rectangular parcel located on the east side of Washington Avenue, just south of 3rd
Street. Frontage on Washington Avenue is 100 feet and the depth of the parcel is 130 feet. There
is also frontage at the rear along a public alley (Collins Ct.). The zoning permits residential uses
and hotels up to a building height of five stories and an FAR of 1.75. Commercial uses are not
allowed.

S —
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Comparable Land Sale 4

Property Location

620 Ocean Drive

Miami Beach, FL 33139
Miami-Dade County

Property Identification
Tax ID: 02-4203-004-0050
WRI No: 303603

Units of Comparison

Price/Sq.Ft.: $810.77
Price/Acre:  $35,133,333

Property Description

Square Feet: 6,500

Acres: 0.15

Topography: Grade level

Shape: Rectangular

Zoning: MXE, Mixed-Use Entertainment District by the city of Miami Beach, FL

Recording Information
Sale Price:  $5,270,000
Sale Date: July 2013
ORB/Page: 28721/2580

Grantor: 620 Partners, Ltd.

Grantee: 620 Park Central Partners, LLC
Financing:  All cash to the seller

Prior Sale:  None in the past five years
Comments

This parcel is located on Ocean Drive, between 6th and 7th Streets, across from the beach. The
buyer is the owner of the adjoining property, the Park Central Hotel, a historic 125-room Art
Deco hotel. The buyer has filed for approval of a new four-story hotel building to be built on the
site and incorporated into the existing hotel.

e ——————————
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Sales Comparison Approach

Comparable Land Sale 5

Property Location

304-312 Ocean Drive
Miami Beach, FL 33139
Miami-Dade County

Property Identification

Proposed Aerial Easement, Ocean Ct., Miami Beach, FL

Tax ID: 02-4203-003-0510,  02-4203-
003-0500

WRI No: 303602

Units of Comparison

Price/Sq.Ft.: $540.77

Price/Acre:  $23,333,333

Property Description

Square Feet: 11,650

Acres: 0.27

Topography: Grade level

Shape: Square

Zoning: R-PS3, Medium-High Density Residential Performance Standard District by the

city of Miami Beach, FL

Recording Information

Sale Price:  $6,300,000

Sale Date: August 2013

ORB/Page: 28879/662

Grantor: 304 South Beach, LL.C
Grantee: Sea Spray Development, LLC
Financing:  All cash to the seller

Prior Sale: ~ March 2011 for $4,040,000

Comments

This is a square parcel consisting of two adjacent lots located at the northwest corner of Ocean
Drive and 3rd Street. One of the lots was improved with a 16-unit apartment building built in
1937 that was abandoned and boarded up but carries a historic designation. A previous owner
had obtained approvals to renovate the building and build a new structure on the adjacent lot and
combine the buildings into a 27-room hotel with a restaurant. The plans were never realized due
to the soft market. After the sale, the buyer obtained approval to demolish the existing building
and construct a new four-story multifamily building.

S
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Comparable Land Sale 6

Property Location
88 SW 10th Street
Miami, FL 33130
Miami-Dade County

Property Identification

Tax ID: 01-0207-040-1140; 01-0207-
040-1081; 01-0207-040-1120;
01-0207-040-1100; 01-0207-
040-1130; 01-0207-040-1090.

WRI No: 303831

Units of Comparison

Price/Sq.Ft.: $1,141.85
Price/Acre:  $50,000,000

Property Description

Square Feet: 22,770

Acres: 0.52

Topography: Grade level

Shape: Square

Zoning: T6-48B-0, Urban Core Open Transect Zone by the city of Miami, FL

Recording Information

Sale Price: $26,000,000

Sale Date: February 2015

ORB/Page:  29513/0438

Grantor: Rockville Hospitality, LLC

Grantee: GW Brickell, LLC

Financing:  Seller financing for $11,000,000 at an undisclosed interest rate, payable in full on
July 15, 2015.

Prior Sale: December 2013 for $9,000,000

Verification: Richard B. Schreibstein, attorney (443-276-1818)

Comments

This parcel is located at the southeast corner of SW 10th Street and SW 1st Avenue. The location
is across the street to the east from the Brickell station of the MetroRail and across the street to
the south from the Mary Brickell Village retail complex. The buyer is a prominent Brazilian
developer of hotels and high-density residential projects. The seller is a Maryland-based hotel
management company. The seller's attorney confirmed that there is no affiliation past or present
between the parties. The seller had purchased the site in December 2013 for $9,000,000 ($395.26
per sq. ft.), realizing a gain of 189% over 14 months.

- O O
Waronker & Rosen, Inc. ¥ Real Estate Appraisers & Consultants 60

83



Sales Comparison Approach Proposed Aerial Easement, Ocean Ct., Miami Beach, FL
e e~ —————

Comparable Land Sale 7

Property Location
120-130 Ocean Drive
Miami Beach, FL 33139
Miami-Dade County

Property Identification

Tax ID: 02-4203-003-0190;
02-4203-003-0200 and
02-4203-003-0210

WRI No: 303105R

Units of Comparison

Price/Sq.Ft.: $533.33
Price/Acre:  $23,000,000

Property Description

Square Feet: 17,250

Acres: 0.4

Topography: Grade level

Shape: Rectangular

Zoning: R-PS3, Medium-High Density Performance Standard Residential District by

Miami Beach, FL

Recording Information
Sale Price: $9,200,000
Sale Date: October 2012
ORB/Page: 28315/1488

Grantor: Ocean Drive CFI, LLC
Grantee: 120 Ocean Drive, LL.C
Financing:  All cash to the seller

Prior Sale: ~ None in the past five years
Comments

This parcel is located on the west side of Ocean Drive, just north of 1st Street, one block from
the ocean. It was purchased by an affiliate of Terra Group, a prominent South Florida developer.
The company is developing a 10-unit 18 story luxury residential condominium on the site with
commercial space. The project was mostly pre-sold before construction began.
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Comparable Land Sale 8

Property Location
2206 Park Avenue
Miami Beach, FL 33139
Miami-Dade County

Property Identification

Tax ID: 02-3226-001-0320 & 02-3226-
001-0330

WRI No: 303829

Units of Comparison

Price/Sq.Ft.: $410.80
Price/Acre:  $17,948,718

Property Description

Square Feet: 17,040

Acres: 0.39

Topography: Grade level

Shape: Trapezoidal

Zoning: CD-3, Commercial High Intensity District by the city of Miami Beach, FL

Recording Information
Sale Price:  $7,000,000
Sale Date: October 2013
ORB/Page:  28875/2553

Grantor: Xenia 2206, LLC

Grantee: Vintro Villas, LLC
Financing:  Conventional loan

Prior Sale: ~ None in the past five years

Verification: Gary Silberman, attorney (gary@silberman-law.com)

Comments

This parcel is located at the northwest corner of Park Avenue and 22nd Street. The buyer is the
owner of the adjoining property, a 13,600 sq. ft. parcel improved with a recently renovated
25,931 sq. ft., S1-room hotel. In 2014 the owner applied to the Planning Board for approval to
develop a mixed-use commercial/hotel/residential project on the combined site. The combined
building is to exceed 50,000 sq. ft. The combined site has frontage of approximately 150 feet
along Park Avenue and 275 feet along 22nd Street, with additional frontage along a canal at the
rear.

R ————
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Comparable Land Sale 9

Property Location

6747 and 6757 Collins Avenue
Miami Beach, FL 33141
Miami-Dade County

Property Identification

Tax ID: 02-3211-007-0430 and -0440
WRI No: 303612R

Units of Comparison

Price/Sq.Ft.: $504.52
Price/Acre:  $21,875,000
Price/Unit:  $1,615,385

Property Description

Square Feet: 41,624

Acres: 0.96

Topography: Grade level

Shape: Rectangular

Zoning: RM-3, Residential Multifamily, High Intensity by the city of Miami Beach, FL

Recording Information

Sale Price:  $21,000,000

Sale Date: January 2014

ORB/Page:  Not yet recorded

Grantor: 6747 Collins Development Corporation
Grantee: Not yet recorded

Financing:  All cash to the seller

Prior Sale: $4,600,000 in October 2010
Verification: Mark Rutherford, broker (305) 503-1107

Comments

This is an oceanfront parcel located on Collins Avenue, between 67th and 69th Streets. The
buyer is planning a 13-unit luxury residential condominium with large full-floor units averaging
5,620 sq. ft. each, and two 2-story villas at 8,688 sq. ft. each. All units will have 360 degree
terraces and private elevators.

S —————
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Comparable Land Sale 10

Property Location
6901 Collins Avenue
Miami Beach, FL 33141
Miami-Dade County

Property Identification
Tax ID: 02-3211-001-0050
WRI No: 303613

Units of Comparison

Price/Sq.Ft.: $645.96
Price/Acre:  $28,260,870

Property Description

Square Feet: 40,250

Acres: 0.92

Topography: Grade level

Shape: Rectangular

Zoning: RM-3, Residential Multifamily, High Intensity by the city of Miami Beach, FL

Recording Information

Sale Price: $26,000,000

Sale Date: April 2014

ORB/Page: 29108/4995

Grantor: FL GS Collins Avenue, LLC

Grantee: SMGW Golden Sands, LLC

Financing:  $12,000,000 in debt financing from a private equity firm.
Prior Sale:  August 2005 for $19,000,000

Verification: Mario Borda and Mary Kate Swann, CBRE

Comments

This is an oceanfront parcel located at the northeast corner of Collins Avenue and 69th Street. It
is the former site of the Golden Sands Hotel, and is located just north of the Canyon Ranch hotel
and spa. The site had been approved in 2005 for development of up to 40 residential units, but
the buyer plans a 20-story luxury condominium development with only 14 large, floor-through
residences, including a 7,000 sq. ft. penthouse.

e ————————
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Adjustment Grid

Below is a grid which illustrates qualitative adjustments used to compare the comparable sales to
the subject property. Percentage adjustments were not utilized. In order to utilize percentage
adjustments it would be necessary to pair (compare) sales to extract value differences. This is
difficult as there is normally insufficient data to provide pairings for all value differences. Below
is a grid which illustrates the adjustments made. A plus (+) sign indicates the unit of comparison
of the sale must be adjusted upward as that characteristic is inferior to the subject. A minus (-)
sign indicates the unit of comparison of the sale must be adjusted downward since the
characteristic is superior to the subject. An equal (=) sign indicates the comparable sale
characteristic is similar to the subject.

Due to differences between the Collins Avenue and Ocean Drive parcels with respect to
location and size, separate adjustments were made to the comparable sales with respect to
each parcel. Note that because there are no significant differences with respect to shape and
zoning, the adjustments for these characteristics are the same for both parcels. Conditions of
sale and market conditions adjustments also apply equally to either subject parcel.

Adjustments With Respect to the Collins Avenue Parcel

Sale Price/ Conditions Market Overall
No. Sq. Ft. of Sale Conditions Location Zoning Size/Shape Adjustment
1 $595.97 = ++ - = .= +
2 $769.24 = ++ - = -+ =
3 $634.62 = = + = -/= +
4 $810.77 -- ++ -- = --/= ---
5 $540.77 = ++ = = -/= +
6 $1,141.85 = = -- --- =/= -
7 $533.33 = ++ = = =/= ++
8 $410.80 -- ++ +++ = =/+ 4+
9 $504.52 = + = = +/= + 4
10 $645.96 = + - = +/= =
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Adjustments With Respect to the Ocean Drive Parcel

Sale Price/ Conditions Market Overall
No. Sq. Ft. of Sale Conditions Location Zoning Size/Shape Adjustment
1 $595.97 = ++ ++ = =/= 4
2 $769.24 = ++ ++ = -]+ o+
3 $634.62 = = +++ = =/= +++
4 $810.77 -- ++ + = -/= +
5 $540.77 = ++ +++ + =/= ++++
6 $1,141.85 = = - +/=
7 $533.33 = ++ ++ + =/= F A4+
8 $410.80 -- ++ ++++ = =/+ ++++
9 $504.52 = + +++ = ++/= 44+
10 $645.96 = + ++ = ++/= ++++

After considering the individual differences, either a plus (+), minus (-) or equal (=) sign has
been placed in the "Overall" column. This indicates the overall adjustment that the sale would
require as compared to the subject property.

e —————————————
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Conclusion of Land Value by the Sales Comparison Approach

The sales comparison approach compared similar properties to the subject property and
adjustments were made for the pertinent characteristics. Based on these comparisons values were
estimated for the subject property. The different adjustments to the two parcels lead to different
value indications. The indicated adjustments are discussed below.

Conditions of Sale:

This category considers if the comparable sales were arm’s length. An arm’s length sale means
the buyer and seller each acted prudently, knowledgeably, and were under no necessity to buy or
sell, i.e., a sale that is other than a forced or liquidation sale. Also considered are if any of the
sales were purchased by an adjoining owner, whereby a premium was paid.

Sales 4 and 8 require negative adjustments for conditions of sale because the buyers are the
owner of the adjoining properties (the sites being purchased for expansion of the adjoining
hotels). In addition, note that these properties were completely vacant, a rare opportunity in an
area with many historic-designated buildings which are not allowed to be demolished. The
ability to build new, expanding an existing building onto an adjacent vacant site, without the
need to adapt a historic structure to a new design (which can raise development costs
significantly) is an advantage in the local market.

Market Conditions (Time):

This adjustment considers current market conditions as compared to market conditions in place
at the time of the respective sale. For sales selling when market conditions were superior, a
downward adjustment was made. Sales selling when market conditions were inferior were
adjusted upward. Sales selling when market conditions were similar did not require adjustment.
All the sales except Sales 3 and 6 require positive adjustments for market conditions, which have
improved since those sales occurred.

Location:

Location adjustments were made separately with respect to each parcel. Sales considered
superior to the subject were adjusted downward. Sales considered inferior to the subject were
adjusted upward. Those sales considered similar did not require an adjustment. Note that the
Ocean Drive parcel’s location across the street from the beach is superior to the Collins Avenue
parcel, enabling higher hotel revenues (and, consequently, land values) to be achieved. Note also
that the Collins Avenue parcel is not on a corner, but it benefits from a pedestrian alley along the
north side that provides more direct access to Ocean Drive and the beach compared to other
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interior parcels on the east side of Collins Avenue. Note that the difference in desirability
between the two parcels means that comparable properties that are superior to the Collins parcel
may be inferior to the Ocean Drive p